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1about Keene growing up
For all that is charming and orderly in Keene today,
the present generation owes an obligation to the old-timers
who built with good taste and a warm regard for their
home town; built wide Elm-lined streets, laid out generous
lots, erected sound houses, donated and reserved large
parks for public lands on the town's outskirts.
At the town meeting of October 1, 1736, the following
vote was recorded, to which noble act Keene is indebted
for its wide and elegant Main Street:
"Foreasmuch as the Town Street is judged to be too
narrow to accomidate the Propiators, Voted, That
Every Propriator whose Lotts Ly on the west side
of said street, that will Leave out of his Lott
at the front or next adjoyning to sd Street four
Rods in depth the whole bredth of their Respective
Lotts to accomidate the sd street Shall have it
made up in quantity in the Rear or other End of
their Lotts.
Jeremiah Hall Moderator"
By advantage of a good level site and early railroad
connections and good Yankee business enterprise, that
2ambitious community has grown forty times in population,
spread development across the Ashuelot Valley, extended
its trading service over a region of some twenty odd
dependant towns, and sent its manufactures out over
national markets.
Particularily during periods of prosperity and
wartime, it gained an influx of population from the
surrounding region of small towns and farms. Today
again Keene is trying to build up enough of the right
kind of housing, streets, services, schools, and shopping
to accomodate an extraordinary population increase which
happened in the past decade.
A look at Keene from an airplane reveals the stages
of city history. First and fortunately Captain William
Chandler chose as broad and level a town site as can be
found in this region. Second, enterprising Keene trade
drew horse and buggy traffic from all directions on roads
which grew like spokes of a wagon wheel converging at
the hub. Then came the railroad, laying a ribbon of
factories squarely across the wheel. Finallyj the motor
truck and automobile crowded in, widened and straightened
and paved the wheel-spoke roads and carried new housing
beyond walking distance of Central Square.
Just as the railroad ribbon trampled across the
inadequate .horse and buggy pattern, so the motor vehicle,
3having crowded too much congestion into the old hub,
now sought new arteries along which to develop new
commerce and industry and housing.
Under impact of these forces the city was shaped
and reshaped but not always in the best interest of
comfortable living. The industrial belt cut the town
in half, degraded the housing and other land uses lying
in the no man's land which bordered on the factories,
and held back the "wrong side of the tracks" from free
and equal access to stores, schools, and parks lying
mostly on the other side of town. It poured southward
a blanket of smoke, and loaded the streets with trucks
and working traffic. It had the net effect of driving
good residence out toward the edges and over the valley
into undeveloped lands.
The auto had a somewhat better effect on general
living conditions by helping to disperse residence.
But then the old dignified central areas were overrun
with automobile traffic. This changed the use of main
street property from residence to business of any and
all sorts. The pleasant old houses still left along
Winchester Street, West Street, Washington Street,
Roxbury Street, and Marlboro Street fight a losing
battle against advancing store fronts and gas stations.
Interior residential areas away from the main drag
4of traffic suffer indirectly from surrounding intensive
land uses and traffic circulation. They become parking
streets and shortcut streets. As -they lose their
traditional quality of single family homes, the old
houses convert into multi-family apartments.
These basic trends shaping and reshaping the city
are of great concern to the city government, since it
is charged with improvements of streets, underground
utilities, schools and playgrounds, traffic controls,
and parking lots; it is charged with inspecting new
building construction and alteration, and controlling
land uses under zoning regulations; it must set equitable
tax values and allocate public works to fit this growing
and changing city.
Likewise Keene business men, manufacturers, and
home builders, if they are to invest wisely and guard
their investments, must concern themselves with city
development trends. A clear understanding between the
city official, the businessman, and the homebuilder,
regarding a desirable pattern of land use, is the
necessary basis for good development. In past years
development was left partly to the ambitions of current
city officials, the expediences of one-year city budgets,
the requirements of seperate industries, seperate businesses,
5and seperate house builders. More general problems of
the street system, traffic circulation, parking,
degrading conflicts of land uses and growing inadequacy
of schools and play areas, came up only as separate
emergencies to be faced when the city could afford it.
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7Planning: formality and actuality
In Keene's modern City Government the Planning
board has the important function of studying Keene' s
development apart from current pressures and politics.
It takes the long view of desirable growth, develops
a long-range city plan, promotes public and official
understanding of the plan, and advises the Council and
administration on specific development problems such as
new street extensions, subdivisions and public works
which have a bearing on the quality of future Keene.
The Planning Board was established in 1940 under
(1)
Chapter 55, General Laws of New Hampshire. The city
ordinance prescribes:
"It shall be the function and duty of the Planning
,Board to make...a city plan for the development of
the municipality including any areas outside its
boundaries...which bear relation to the planning of
(1) Planning Ordinance bound into Addenda p.jQ.
8the municipality. Such city plan, with the
accompanying necessary maps, plates, charts and
descriptive matters may be designated with the
intention of showing as fully as possible...Vae
Planning Boards recommendations for the dea' able
e.f th City. The Planning Board may
make careful and comprehensive surveys and studies
of existing conditions and of data and information
relative to the probable future growth of the
municipality and its environs. The city plan shall
be made with the general purpose of guiding...a
harmonious development of the municipality and~its
environs which will, in accordance with existing
and probable future needs, best promote health,
safety, morals, order, convenience, prosperity,
and the general welfare, as wel as efficiency
and economy in the process of development; including
among other things adequate provision for traffic,
the promotion of safety from fire and other dangers,
adequate provision for light and air, the promotion
of good civil design and arrangement, wise and
efficient expenditure of public funds, and the
adequate provision of public utilities and other
public requirements."
As shown on the organization chart of Keene' s
government the Board is at a policy level to receive
important questions which come before the Council, Mayor,
and Manager. In practice routine questions of new street
extensions, and new subdivisions, are also referred to
the Board. Clearly the Board is in a position to be very
helpful, providing it is equipped with the city plan. In
successive annual reports the Board has expressed its
need for the technical assistance of a City Planner to
establish this plan.
The present report will constitute a part of the
Board's requirement. The immediate next job should be
a capital improvement budget extending five or six years
9ahead. This would enable the Board to schedule projects
under the city plan.
It must be emphasized that neither the plan nor the
capital improvement budget can be left very long in their
original form. In the course of progress, projects and
finances must be made exact. Particularly the Capital
Budget, the financial vehicle of the plan, must be put
into exact figures for each year's program, in line with
public works costs and city revenue.
Last but not least the Board needs active press
relations and public displays of planning material. It
is not enough to contact the public only in a hearing on
a new street acceptance. In such a tension situation
there is little chance to expound the real plan which
actually stands behind the discussion. Newspaper
publicity, map displays, and public lectures will arouse
public interest to support the general cause of planning
and thus help to work out specific problems that always
arise.
The present membership of the Planning Board spans
a broad field of experience. This is a strong feature
which enables it to handle wisely the variety of problems
coming before it. Members and their background are as
follows:
Chairman:
Secretary:
L. Roland Taylor
John R. Holbrook
Ralph W. Newell
Lloyd W. Hewitt
Arthur Whitcomb
William H. Shea
Dr. Leroy Ford
Ralph M. Clark
Henry Goodnow
Chester F. Langtry
The list of interested people and groups who talk
to members of the Planning Board both inside and outside
formal meeting would be much longer. Keene has by no
means outgrown the healthy habit of talking things over
on the street corner, in the office, shop, and home,
and advancing proposals in public hearings, civic clubs,
business organizations and everyday conversations with
members of the Planning Board. All this is very helpful
to the deliberations of the Board. Members actually
spend a good deal of time talking with the public and
particularly with those who may be affected by the
current decisions.
The Keene Business Bureau has worked closely with
the Planning Board on traffic and parking plans and on
the industry survey contained in this report. In all the
- Insurance
- Architecture
- Press
- Industry
- Construction
- Labor
- Mayor, Physician
- Member City Council,
Former City Engineer
- City Manager
- City Engineer
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phases of planning which are of mutual interest to the
Board and Business Bureau close cooperation should be
the rule.
12
the planning record to date
An early forerunner of formal City Planning
activity was the Keene Development Corporation begun in
1913. Keene at that time was faced with the possible
loss of several industries. Prominent citizens and
members of the Chamber of Commerce proposed a public
non-profit corporation to subscribe an issue of stock
in order to build adequate factories and workers'
houses not only for the threatened industries but for
additional new industries yet to come. Banks put up
the balance when the program proved popular. A number
of factories and houses were built and the scheme did
in fact add sizable industry and population and taxable
value to Keene.
The next major step in City Planning was the
establishment in 1926 of a zoning commission and ordinance.
The commission soon thereafter engaged Mr. Arthur
A. Shurtleff to study and report a City Planning program
13
for Keene. His report, delivered in 1927 for publication
in the Annual Report of that year, was an excellent
catalogue of Keene's good and bad features. It included
a number of specific recommendations for improvement of
streets, parks, zoning categories and marginal stream-
side lands. The main administrative recommendation
called for a system of reviewing proposed subdivision
and street extensions by a joint meeting of the city
engineer and building inspector, the superintendant of
public works, and the Planning Board. Plans were
included with the report showing an overall street scheme,
an island separating the center of Main Street in down-
town Keene, and a new park and street junction on South
Main Street.
Mr. Shurtleff turned over the report with strong
warnings against delaying development until a day when
circums.tances would force them at a much higher cost
in property and efficiency. His far-sighted advice was
largely unheeded but circumstances turned out to prove
him correct.
The next step toward a city plan was made in 1941
by the newly-formed Planning Board which, acting at the
Mayor's request, engaged Mr. Charles T. Meloon and
Mr. William Stanley Parker to review the city's budgeting
procedure and recommend a capital expenditure budget. A
14
thorough picture of past, current, and anticipated city
expenditure was produced which pointed out the need for
a systematic reorganization of accounts for the purpose
of clearly controlling operating expenditures on the one
hand and capital improvement expenditures on the other.
This would have enabled the city to plan capital
expenditures over a period of years and thereby accomplish
a long-range schedule of public works under a controlled
tax rate. Properly such a study should have been based
on prior physical planning, so that long-range fiscal
planning would have meaning. The financial estimates
were tentative pending the unusual economic conditions
of wartime. But the procedural recommendations were
influential in getting centralization of accounts in the
office of comptroller.
In 1946 the Planning Board engaged Mr. Donald Durell
to draw up a map of the city's land uses. He also
provided them with an analysis of Keene's land use as
compared with the average city. All of this work was
used in the present report.
In 1949 the board hired the author as a resident
technical assistant, to undertake the project of
alleviating the downtown traffic and parking. At the end
of three months of traffic measurements and experiments,
15
(1)
an eleven point report : was worked out jointly with the
Business Bureau and Police Department. Most of the
points have been put into effect. Off street parking,
the main point, has been restudied in this report.
The traffic experiment proved the need for a wider
solution to the problem of through traffic, which would
have to include by-pass routes avoiding the heart of
town.
All of the conditions discussed so far pointed to
the wisdom of Section 7 of the City Planning Ordinance
calling for a City Plan. The Planning Board felt that
it was high time to undertake this project.
(1) Report on Downtown Traffic, Parking, and New Business
Frontage. Keene Planning Board and Business Bureau. 1949
16
the scope of this report
This report is arranged in a series of surveys
which describe the planning characteristics of present-
day Keene, how Keene got that way, and how it is likely
to develop. These are followed by the City Development'
Plan and a summary of recommendations.
The surveys are building blocks of the plan, and
essential to all other planning considerations. A
population of 15,000 presents an adequate statistical
base for indications of future population, industry,
housing, etc. But surveys cannot rely on statistics
alone. In dealing with living situations, understanding
counts as much as numbers; it must, in order that plans
turn out to be desirable as well as logical. The ideal
plan is that which can bring the two sides of current
problems - the "desirable'" and the "necessary" - to one
and the same solution.
17
The solutions called for by these respective
surveys are fitted together in the City Development
Plan of twenty years range. This period is long
enough to allow time for Keene's natural rate of
growth to accomplish the large factors of the plan,
and yet short enough to put these accomplishments
within reach of the present generation. (This time
period by no means overlooks the need for immediate
developments; in fact .it will 'facilitate early
progress by offering guidance and protection.)
The plan shows land use and street developments
which are necessary and desirable. It will have no
compulsion except desirability. Its only force will
lie in recognition by the Planning Board, City Council,
City Departments, Business Bureau, and an informed
public., who will be thinking together and working
together in mutual interest.
The plan will provide guidance to the city
government in problems of zoning, street extensions,
and subdivision controls, and public works planning
under a capital improvement budget.
Or
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Keene's place in the region
Keene is the "big town" of the Monadnock Region;
trading center, legal center, medical center, education
and entertainment center for some twenty odd smaller
communities.
The relative sizes of all these towns, as shown
by Figure lpage/8 , have important planning implications.
Population records show that Keene grew more consistently
than the other towns, and that those towns having
industries maintained their growth better than the rest.
Conversely, those without industries remained stationary
or declined.
Gradual "urbanization" has been going on in New
Hampshire; a process in which smaller towns remain
stationary or decline while sending their population,
along with farm population, into a central city where
modern industry and commerce provide better employment
20
opportunities and the city provides more interesting
social life. In this process Keene actually functions
as the center of a loosely knit suburban region; all
main roads lead into the city, bringing commuters to
work, to school, to stores, offices and theaters.
Regional road convergence in Keene loads the
city with thousands of extra care in addition to Keene
traffic. (See figure page/fff) This extra load consists
both of commuting and through traffic, and both are
increasing. The scale of this increase may be appreciated
by New Hampshire State Highway Department figures
showing that auto ownership is growing one more car
per 100 persons each year.
A survey conducted by the Keene Teacherst College
in four of the towns in Keene's trading area shows to
what extent Keene's regional shopping business depends
on good traffic and parking conditions:
COMBINED ANSWERS TO INTERVIEWS MADE IN
TROY, WINCHESTER, JAFFREY, AND WALPOLE
1. Main reason for selecting shopping town, (694 answers):
Accessibility - Road conditions 21%
Values - prices and variety 18%
All types merchandise available 14%
Courteous and prompt service 11%
Other reasons 11%
Available transp. bus service, etc. ?
Convenient evening hours 9
Parking facilities 5%
(Do you favor parking meters 81 yes
71 no)
Better amusement facilities 4%
100%
21
2. Do you shop in Keene? Yes, because, (780 answers):
Values, price, etc. 23%
All types merchandise 22%
Accessibility, road conditions 12%
Other 10%
Amusement facilities 9%
Parking facilities 8%
Courteous and good service 6%
Available transportation 5%
Convenient evening hours
3. Do you shop in Keene? No, because, (197 answers):
Poor accessibility, poor roads 16%
Poor transportation 16%
Poor parking facilities 13%
Poor service and inattention 12%
Inconvenient evening hours 11%
Poor values, prices, etc. 9%
Other 9
Poor selection of merchandise 7%
Lack of amusement facilities 4%
Closed Wednesday afternoons 3%
The volume of through traffic is known to be very
heavy in summertime. A mo3t helpful survey would be
Origin and Destination of all incoming cars. Such a
survey is to be carried out by the New Hampshire State
Highway Department this summer.
A critical fact is that the highway system converging
in Keene pours through the city volumes of traffic which
originate in New York City, Connecticut, Massachusetts, and
up-state New York, headed north and east to vacation
lands. As far as Keene is concerned this is all excess
traffic, notwithstanding the small wayside income (which
would accrue to Keene business anyway even if traffic
22
could conveniently by-pAss downtown congestion).
Expected benefits from quick-stop vacation business
are more wishf-ul than real under present conditions of
inadequate parking capacity in downtown Keene, which
is hardly sufficient for local and regional shopping
traffic during the rest of the year.
Section Summary
By-passes to eliminate through traffic from
Central Square, and parking lots to handle shoppers
who desire to come into the Square, would loosen up
downtown congestion for the benefit of business and
good appearance. Federal road aid is available to
the city for improvement of traffic capacity and the
better handling of regional traffic. Keene should
try to use as much of this aid as it can match, and
go ahead by itself on off-street parking.
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the trend of Keene's population
Population trends apply to city planning in many
ways, particularly in planning subdivisions, streets,
utility projects, schools, playgrounds, the capital
expenditure budget, and zoning.
It is necessary to work out a twenty year trend
forecast of Keene's population, to serve as a basis
for twenty years of planned city -development. While
the forecasting of exact numbers is impossible, methods
have been worked out for predicting approximate
population within a ten per cent range of allowance
which is suitable for planning purposes.
Two independant methods are applied here, which
point to a 1970 figure of 16,800 (plus or minus 5%).
One of these methods, "A", deals purely in population
statistics, and indicates an answer of 16,680
(plus or minus 5%). The other method, "B", deals
25
purely in economics, and indicates an approximate
answer of 17,000. A mid-point of 16,800 is accepted
as the probable 1970 population.
Method A (See FigureJPageL .)
First, population records (1) are plotted for New
England, New Hampshire, Cheshire County, Keene, and
the combined New Hampshire cities which are similar to
Keene in size and economy. It is found that the curve
of the combined cities resembles the New Hampshire curve,
and the Keene curve resembles these two. The remaining
two curves include a large percentage of stationary or
declining rural population.
Second, population curves for New England, the
combined cities, and Keene were carried forward: (A) The
New England curve was taken from the U.S. Census Bureau.
(B) The combined cities curve was carried forward to 1950
by reference to 1950 estimates made by newspapers of each
of the combined cities. (C) The Keene curve was carried
forward to 1950 by reference to the local newspaper
(2)
and also by means of the current City Directory.
(1) Addenda page/U.
(2) City Directories for 1930 and 1940 were found to list
a consistent proportion of the total Keene population
as reported by the respective U.S. Censuses. This
proportion was 59.5% in one case, and 59.0% in the
other. The recent Directory 11949-50" reported 9360
persons, which is assuied to represent 59% of Keene's
present population: 15,750.
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(D) Having found similarity between the curves for New
England, the combined cities, and Keene, the New England
forecast to 1970 was taken as the best reference for
forecasting these other curves.
The method applied here may be called "rate
comparison". It is based on the principle that the
separate rates of change of each of two population curves
will remain in fairly constant proportion to each other
if they showed such proportion in the past. Here is
how the method was applied:
(1) New England population increased by 14.5%,
from 1930 to 1950.
(2) The combined cities population increased by
18%, over same period. (This is 1.25 times the
New England percentage of increase, a ratio
which has held in the past.)
(3) The census bureau forecasts a 6% increase in
New England population by 1970.
(4) The Combined Cities curve is expected to
increase 1.25 times 6%, which is 7.5%.
(5) Repeat steps 1 to 4 using the Combined Cities
as a base for the projection of Keene.
Method B (See Figure.9_Pagef2.)
This method forecasts 1970 Keene population by
economic analysis. Shown at the top of the 1939 bar
is a population figure which is 6.2 times total basic
employment 2230. The 1949 bar shows total population
27
to be 5.5 times basic employment (this increase in the
portion of total population employed in industry is
explained by war stimulation to Keene manufacturing).
The 1970 estimated employment (explained in the next
section of this report) is multiplied by 5.5 to indicate
a total population of about 17,000.
This method of forecasting population is justified
by an obvious relationship between population and
employment. Basic industries produce for markets outside
Keene, and thereby bring money into Keene as a net
increase in purchase power. Power to buy clothing, food,
building materials, and furnishings represents support
for more people.
Section Summary
These methods of estimating Keene's 1970 population
have considered all available relevant data, and have
begun back far enough to include effects of depression,
war, and prosperity. Therefore, the 1970 forecast makes
allowance for such possibilities.
Keene may expect a population increase of 1000 by
1970; 280 more families. This may seem too conservative
for the Keene booster but it is the most reliable basis
for planning.
28
This increase calls for no drastic expansion of
subdivisions, new streets, or public works. Rather,
it calls for improvement of the facilities which
already exist, and a certain amount of extension work
in which the city can do a gradual and high quality
job.
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trends in basic industrial
employment
The purpose of this particular survey is to know
what amount of basic industrial employment and additional
industrial site development to expect over the next
twenty years.
Stability or instability of basic manufacturing
industries which bring in Keene's net income from
outside sales is of greatest importance to the city's
general welfare. Stable industries assure a steady
volume of employment, earning wages which recirculate
within Keene stores and offices and thereby keep the
entire town on an even economic keel. Industrial
stability is indicative of the population trend and
the rate of residential construction, which in turn
affects public works, schools, and business expansion.
The chart showing employment trends in Keene's
basic industries, Figure9 pageL, indicates a stationary
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level of employment, with certain shifts between industries,
over the next twenty years.
A number of sources of information were used which
cover a period of time extending back to 1930. This
takes in the effects of depression, war, and prosperity.
By including these past twenty years in calculations for
the next twenty years, the possibilities of good fortune
in gaining new industries and bad fortune in losing
industries in Keene have been taken into reasonable
account.
The industries to be studied are machinery, metal
products, furniture and wood products, leather products,
textiles and the group classified as insurance, finance,
and realty. For each, stability and employment trend
were examined systematically in three steps:
The first step was to compare each of Keene's main
industries with the general trends of these industries
in New England and the nation. Table 1 of figure 5 pageZ9
indicates a long-time decline in New England textiles
and leather products employment. Table 2 indicates
strength in New England machinery and metal products
employment. Table 3 further bears out the relative
strength of machinery and metal products in a comparison
between the New England and United States employment
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records. Tables 4 and 5 name the favorable factors
offered by New England and New Hampshire for the
location of industries: water supply, adequate power,
community attitude and living conditions, the quantity
and quality of the labor force. Except for power,
these are not technological features but environmental
and human conditions, especially the supply of skilled
labor well distributed in many small cities. Fortunately
for New England this labor supply and the growing
machinery and metal industries have a mutual interest
in each other. This vital fact shows up as an increase
in Keene's machinery and metal products employment.
Figure6 pageLQ was drawn up to show how Keene's
industrial employment stood in relation to the larger
areas. Keene indicated a much better than average
curve in machinery and metal products, and a somewhat
better than average curve in the group of finance,
insurance and realty, and in leather products.
The second step was to go directly to manufacturers
(1)
in Keene and the region with a questionnaire to
determine the employment trends and the problems of
each plant and industry. In most cases these questionn-
aires were delivered in person and a valuable interview
(1) copy of questionnaire in addenda page/.
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obtained to supplement the answers in the form.
Questionnaire results were compiled in figurefpage ,
and used in estimating the strength and future employ-
ment of each type of industry.
The third step was to go back over the past 33 years
of Keene's industrial history to find out how steady its
various industries have been. This would be shown by
the proportion of establishments which went out of
business. Figure page3/kshows the years over which
establishments operated and puts the combined records
of establishment in the form of a "rate of discontinuance"
The lowest rates of discontinuance are found in machinery,
metal products, and chemicals; the highest in leather
products and wood products (other than furniture).
Machinery and Metal Products Trends
First: National and New England machinery and metal
products production, especially in electrical and
appliance lines, has climbed consistently in the past
thirty years. New England's increase has been above
that of the United States. The relatively high
capitalization in plant, equipment, and organization,
and the nature of the market in these industries make
them strong elements in the employment picture of any
community.
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Second: The questionnaires and interviews forecast
steady employment growth along with the construction of
new plants and additions to existing plants. Keenets
supply of skilled and trainee labor, favorable overhead
costs, and desirable residential environment are the
elements which encourage growth of these industries.
War activities had stimulated local plants and resulted
in more growth than might otherwise have been obtained,
but this gain has been retained.
Third: The recorded rate of discontinuance in these
industries is low and reinforces the other points in
this forecast.
Summary: Machinery and metal products, being highly
capitalized and skilled industries, constitute a strong
and stable employment source in a community. Keene
offers favorable local features and an attractive
residential environment. The increase in employment in
these industries during the decade 1939-49 was abnormally
high because of war stimulation. A reasonable estimate
of 1970 employment would be 15% greater than at present,
as indicated by the questionnaires.
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Furniture and Wood Products Trends
First: In New England, furniture and wood products
have gradually grown in employment from 32,000 in 1919
to 40,000 in 1949.
Second: These industries are at home in the Keene
environment which provides the employment, the long
established shops, and specialized labor for both forest
and shop. These features count more than capital
equipment, since a wood shop is an inexpensive building
with standard tools applicable to any number of products.
The questionnaire indicates that Keene has the buildings,
yard space, labor, lumber, and sales to keep employment
at or above its present level for the next two decades.
Third: The "Life-Span Chart" indicates the
relatively frequent discontinuance of establishments in
this industry. This may be considered normal since
production is for an elastic consumer demand and may
start, stop, or change over to another line of production
without affecting a great deal of capital or employment.
Summary: Furniture and wood products are naturally
located in the Keene environment. The industry is
characteristically flexible by demand, and involves no
great capital turn over. Keene is favorably located
within the large Eastern market. Taken together these
conditions point to a continuation of employment at the
level of 500 or more.
39
Textile Trends
First: The curve of New England textile employment
has been falling below the United States curve for
some time. Since 1919 the New England curve fell by
half, reflecting technological displacement of labor
and plant emmigrati,on particularly in the cheaper lines
of fabric. Considering that the national market for
textiles is not growing New England must expect further
developments in textile machinery and processes which
displace labor in order to keep its plants in competition.
Second: Keene textiles have been a mainstay of
town employment, but are now competing with Southern
mills of recent design, late machinery, and lower costs
of fuel and power. Local plants have held their own
by specializing in finer woolens and narrow fabrics.
They have an advantage in being free of the overhead
costs of new construction, and a marketing advantage in
this northeastern location where they can readily respond
to seasonal style changes. This is where established
reputation and specialized management count.
Third: The "Life-Span Chart" indicates a discont-
inuance of about 45% of textile establishments during
the past 32 years. But the existing establishments are
those which have employed .and continue to employ the
bulk of textile labor.
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Summary: Keene textiles, specializing in fine
clothing fabrics, are expected to retain their
employment at a level of about 400, over the next two
decades.
Leather Products Trends
First: Over the last thirty years New England
employment in leather products declined by one-third.
During the war it showed an exaggerated decline. The
leather curve parallels textiles for similar reasons
of new competition outside New England and technological
displacement of labor.
Second: But contrary to the New England trend, Keene
recorded an increase. in employment over the last ten
years. Since the industry is dependent on a very elastic
consumer demand and on seasonal style fluctuations,
good management is highly important. Keene appears to
offer the conditions which enable shoe factories to
compete successfully: plenty floor space, labor of
sufficient quantity and skill at an accepted wage level,
and competitive overhead costs. Women and young persons
are available for seasonal employment, and the factories
are centrally located convenient to these employees.
Questionnaires show an expected continuance of the past
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rate of increase in employment.
Third: The "Life-Span Chart" shows leather products
to suffer the highest rate of discontinuance of any
Keene industry (60%). The fact that these discontinuat-
ions occurred during depression years indicates their
marginal nature. High wage industries such as machinery
and metal products will continue to compete with the
wages affordable by leather product factories.
Summary: In the hands of good management employment
may be expected to remain near 400.
Trends in Insurance, Finance and Realty
First: These are traditional in New England, the
original center of banking and law. Today institutional
investment and insurance are two of New England's fastest
growing businesses. According to the New England Council
the assets of insurance companies grew from 4.2 billions
in 1932 to 12.4 billions in.1948 (a large increase
despite devaluation in the later dollar).
Second: The questionnaires indicate steady growth
in past employment. A large office building is being
built which will increase insurance employment. This
is a stable source of employment in the skilled categories,
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based on a national market and a highly specialized
organization. Expected increase reported by the
questionnaire continues the steady. increase of the
past eighteen years.
Summary: Insurance, finance and realty are
traditional activities suitable to settled New England
conditions. Keene's organizations serve a wide market
and may be expected to continue their increase of
employment at the steady rate of the past; reaching 450
in'1970.
Figure/0 page[ shows how present industries have
built up along the railroad all the way across town,
where new sites are available, and how good their
physical features are for industry.
As expressed by the questionnaires, the main
physical considerations in plant location are: (1) adeq-
uate floor space and design, (2) railroad siding, (3)
highway access, (4) yard space, (5) low cost water of
good quality. To these add two self-evident features:
(6) good building foundations, and (7) location downwind
from the city to spare it from smoke and fumes.
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Judged by standards of residential building land
(figuregLpageQ) half of the present industrial area
is second class land. But if foundations will hold
up, occasional high water or sewerage problems do not
disqualify it for industrial location. It should
distinctly disqualify housing, and in this way keep
housing out of industrial areas.
There is an eighty acre site which meets
practically all of the main standards, and three other
sites which meet some of them but would be quite
suitable for plants not requiring all of the features.
All together there is more land available for industrial
building than has been occupied for the last 200 years.
(See figure/Opage32p)
How much of this additional industrial land may
Keene be expected to use by 1970? Present industries
employ 2900 people on approximately 140 acres of
industrial sites; 21 people per acre, average. By the
year 1970 an expected industrial force of about 3100
would require 150 acres; only ten acres more than present
industrial acreage. This is a very small expansion
requirement, and is even diminished by the fact that
160,000 square feet of vacant factory floor space is
now available in seven existing plants. Thus the only
conceivable user of any substantial part of available
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industrial acreage would be a new large industry
coming in from outside.
The area best suited for such a newcomer, and
for expansion of existing Keene establishments, is
the eighty acre site lying southeast. Its only
deficiency, a railroad spur, could be brought in
economically. The 100 acre site is too low for
gravity sewerage by the city system, is d.ownstream
from river pollution, and suffers from Spring high
water and a high groundwater level. Industries which
would use no process water and require no heavy
buildings could get along by pumping their sewage.
Figurejpage/Qk shows how legs of the proposed
circumferential highway would improve three potential
industrial sites by giving direct access to all areas
of the city and to main highways leading out in all
directions.
Section Summary
On the basis of long-range industrial trends in
Keene and in the region, Keene may expect a moderate
increase of about 200 in basic industrial employment.
(See figure Y page,) This would require about ten
acres, a part of which space already exists as plant
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vacancy. Keene has potential industrial land exceeding
the total area of present industrial land. Construction
of the circumferential highway would considerably
improve potential land for the attraction of new industry
into Keene.
Along with such site improvement, Keene should
consider the importance of improving community-wide
residential conditions which score so high on the list
of reasons why New England manufacturers locate and
remain in a community.
4
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buiiable land sets the pattern
Ground suitability for building is a more restrict-
ive factor than any other, in predetermining the city's
pattern of land uses. The accompanying soil map
(figurejLpage46) reveals poor foundation areas in Keene;
the poorly drained soils. Housing and industry have
actually gone down on these areas in some places, but
have not escaped affliction with floods, wet and sinking
foundations, and unsewerability.
The Flood Map (figure/4pageLf) shows the various
recorded flood levels. The light central area would be
the only one floodable if two dams were built in addition
to Surry Dam, one up the Branch River and the other up
Otter Creek as planned by the U. S. Engineers (and
resisted locally). Although this would protect parts
of the city against such damage as the flood of 1938,
it would not substantially recover buildable land from
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the low-lying ared because this area suffers from a
high ground water level all year long whether or not
surface flooding is imminent.
The upper limit of practical building land may be
seen on the topographic map (figure12 pageZL) , It is
that area lying above enough city water pressure for
fire fighting (600' elevation) and/or lying on slopes
too steep for road construction (over 15f grade) and/or
on solid ledge. While these conditions do not prevent
building isolated homes up in the hills, they are a
practical obstacle to the extension of the city's
complete system of streets, sewers, water, and
fire-fighting protection. In view of all the good land
available it would be bad policy for the city to allow
use of such poor land for any type of intensive develop-
ment.
Some of this high and irregular land is fine for
park use, and has in fact been so reserved. Some of
the level lowland is also good for recreational use,
such as the country club and two large playfields, 'lJ"f
and "K", which are proposed inside the city. Neither
spring flooding nor year-round high ground water
detracts from the recreational value of these level
open areas. In fact the turf benefits.
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The "Buildable Land Map" (figure/ page7) shows
in white the first class building land with no deterring
conditions. Houses and factories which have located
in the second class areas encounter special difficulties,
and even health hazards wh.ere they are too low for city
sewerage. Attempted building on unbuildable land is
not only bad for owners (soft foundations, flood,
unsewerability, or lack of city water pressure) but also
puts the city on the spot. Two recent typical cases are:
1. Houses built on Lee Street and Meadow Road are
on swampland where the road turns to mud and is
frequently under water during winter and spring.
They are too low for the present city sewer main.
Septic tanks are impractical in saturated soil.
The owners demand road maintenance, sewer and
water of the city, considering these to be
their rights as taxpayers. In order to keep
the road up to standard the city would have to
build a special road bed which would cost
thousands of dollars of other taxpayer's money.
To provide city sewerage a large part of the
existing sewer system would have to be lowered.
2. Several houses were built on the slope above
Eastern Avenue, owners bulldozed their own
roads (Lorraine Street, Bellvue Avenue, Woodland
Avenue) on a grade which is over 15%. Neither
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the owners nor city emergency vehicles can make the
grade. The city is asked to provide a suitable road on
such a slope.
Section Summary
Any and all plans for development whether public
plans for new streets, sewers, water mains, schools
and playgrounds, or private plans for subdivisions or
industrial sites should put efficiency first and avoid
compromises which accept poor building areas. There is
plenty of good buildable land already developed with
street, sewer and water. (Figure~page,/, FigureZpageg,
Figure/pageft, Figure/pageZ&) Proper zoning,
subdivision control, tax valuation, and educational
efforts by the Planning Board can help to prevent private
building from going on poor building land. More
positively, public works can be planned to open up the
good buildable land in an attractive way for private
building.
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the land use pattern in motion
Keene residents are so used to their city that
its form is taken as a matter of course, much the same
as every day weather and probably less interesting.
But in reality this form is no more permanent than any
of these residents' houses. Consider that 75% of the
houses are less than 100 years old; that there has
been a complete change of residents at least twice in
that time; that the total population has grown three
quarters larger; that the automobile has only recently
begun to carry residence out into West Keene and into
the country, to bring in working commuters from
surrounding towns, and to transplant business from
downtown to ribbons of stores growing up along the main
streams of traffic; West Keene has grown up into a sub
city in a few years and is now proposed as the site for
Keene's High School and community center; and that all
this change is less than fifty years old. Clearly the
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city's form is changing, and quite as rapidly as the
turnover of its people. The broad object of a develop-
ment plan is to encourage improvement in this overall
pattern of land uses and to provide for the efficiency
of each use.
The main fact about land uses is that certain
mixtures are injurious or mutually injurious, and lead
to general degradation. Zoning recognizes this and
attempts to hold the line between land uses. Planning
recognizes this and plans for a better pattern of land
uses which will allow each use full freedom in its area
without harming or being harmed by neighboring uses,
and at the same time fit into a convenient pattern which
allows people to circulate to and from home, workshop,
store, school, and playground in the course of their
daily routine.
On the map of "Land Uses in Keene" (Figure/pageg)
the city's dominating feature is its concentric shape;
business, warehousing, industries, city buildings,
churches, junior and senior high schools, main road
junctions and railroad station are all packed into the
center, with residence surrounding. This pattern was
naturally laid down on the level valley in the early
days by housing expanding around the busy center.
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Across this concentric pattern the railroad laid
a belt of factories which degraded the residential value
of bordering land. The factories found their own
expansion limited and in some cases found their operations
restricted where waste disposal and fumes were involved.
There are no convenient lines, such as main streets,
limiting the mixture of factories with residences and
business. A belt of buffer land is required for a clean
separation of land uses; this land could be used for
parking, industrial yard space, recreation, garages
accessory to industry and perhaps inactive types of
warehousing. The main idea would be to prevent further
building- of factories or houses in this separating zone.
Figuref6page5_was prepared by Mr. Durell to compare
the apportionment of land uses in Keene with the average
city. Ite point odt- Ke6ne ts Ic oinpara ivelye gre 9ter street
nea and comparatively efalleribesidentia) arethan the
Favrage c&et" n0ne'_nreasowe eH e' s "itregu 1ar pattern
6f buildable landm.:t.But theaothr'reason, wastefullstreet
patternls,3 emesado~nv tot cityvres pons ibiliity .
For one thing this means that it has cost the Keene
taxpayer 'i more than the average city taxpayer to
build his streets and underground services, and it goes
on costing him 5 more to maintain them. And it does
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not mean he is getting W, more service. Far from it.
In-many places the street and subdivision pattern is so
irregular and inefficient that he gets less for his
money than the citizen of "average city"; for instance
such places as shown on air photos 1, 2, 3, 11, 12 and
13. (See figureg6page/55) Here can be seen short dead
end streets (which have dead-end underground services),
streets spaced close together making the double row of
lots very shallow or only allowing a single row of lots
between them, excessive corners, corners at acute angles
forming inefficient lots, some lots with streets on
three sides. Here can also be seen houses crowded into
the interior of larger blocks.
Other instances of excessive and inefficient streets
are those prematurely extended streets which have very
few houses on them, such as Blossom Street, Meadow Road,
Lee Street, Appleton Street, Martin Street, upper Elm
Street, etc. These resulted from the city's past
acceptance of any and all streets and provision of sewer
and water service at public expense.
Irregular shapes on the map of buildable land are
responsible for some of this street cramping and
overextension, but the burden of blame remains with the
city for having accepted and built streets and underground
services in obviously wasteful patterns.
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Another change imposed upon the earlier pattern
has been a business migration out along West Street,
Main Street, Winchester Street and Marlboro Street.
As shorn on the Business Location Map (figure/9pageg)
these business ribbons date from the coming of the
automobile. They are growing vigorously today and
have serious effects on the old residential frontage,
changing it to a business value and making it
increasingly expensive and unattractive as residence.
Business movement can very soon change the
character of a neighborhood and make an old street
pattern inefficient, unless reservations for additional
business frontage are fitted into the scheme of each
res idential neighborhood.
The Business Location Map shows how much area in
excess of present business frontage has been zoned for
business use. The fact stands out that there is more
than twice as much frontage zoned for business as has
been actually taken up by business in 200 years. All
the "extra" area is existing residence faced with
degradation and/or with business valuation. That is to
say the quality of existing housing tends to degenerate,
and no residential improvement or new housing can be
encouraged in all this surplus business zone.
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For one thing this fact should stiffen the city's
resistance against requests for business building
permits outside the present business zones. Ultimately
the zoning ordinance should be revised: (1) to reduce
the ribbon zone which allows business to skip out along
both sides of an avenue. (2) to recognize that business
is best located at junctions where neighborhood streets
f ocus into a main street, (3) and to require that all
street-front business construction be set back to provide
for parking off the main street, even though street
parking is permitted today. Future increase of traffic
and/or the widening of main streets should not be hampered
by todays shortsighted permission to crowd the public
right-of-way. Set-back of new business, will also improve
the general appearance of streets which remain predomin-
antly residential and should keep an appropriate
residential appearance.
A wave of residential conversion from single
family into multiple residences resulted from the
extraordinary population increase and housing shortage
of recent years. This fact became evident in bringing
the 1946 map of land use up to date in 1949. (Figure/
page5) The tan color signifies multiple residences.
Note how they fill in around the downtown business area.
This conversion of houses may have unexpected effects
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of concentrating too many people, especially children,
into areas solidly built up and lacking the open space,
playground space, and parking space demanded by
doubling and tripling local population. Such conversions
have a cumulative effect of forcing the remaining
single-family houses into conversion, because the
locality loses character as a social neighborhood of
home owners.
The positive solution would be to recognize the
need for apartments in these central residential areas;
to zone for adequate open space and parking reservation,
so that in future years the obsolescant converted houses
will be replaced by efficient and pleasant apartments.
Another important point in the land use pattern is
that the southern half of Keene is practically cut off
from the larger northern portion by the railroad ribbon
of industries. This restricts the southern half from
easy access to Central Square shopping, high schools,
playgrounds, and parks, since there are so few streets
crossing the railroad. This half is further "balkanized"
by Main Street traffic, which leaves the western quadrant
cut off without a public elementary school, thus
compelling children to cross Main Street traffic daily
to and from a public elementary school in the eastern
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quadrant, or compelling them to go out Winchester Street
across the river to distant Cleveland School. In all
this southern part of Keene there is no public playground
or park. There are several deep claypits filled with
water, a dangerous substitute. An excellent park-playground
could be developed for the eastern quadrant on the large
tract of open lowland lying along Beaver Brook below
Baker Street. (Figurel3pagee7) An even more picturesque
park could be provided for the western quadrant on the
riverside land lying across the river from the college
athletic field and could be entered by several foot
bridges.
In addition to these parks, the effect of being on
the "wrong side of the tracks" can be further eliminated
by a circumferential road system which would tie
together all parts of the city in the form of a ring,
rather than having them all connected only downtown.
Figure/pageo 6 also shows Keene to have 10% of
its developed land in parks and playgrounds as compared
to 6% for the average city. Statistically speaking
this looks good. But a closer examination of the 'Land
Use Map shows that practically all this park and
playground land is located out on edges of the city,
where it is inaccessable for everyday use of most of
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the city's youngsters who live in the built-up city.
Section Summary
Constant change happening to Keene's land use
pattern provides the opportunity for long-range
planning and encouragement of improvements in this
pattern. The main object of this report is to
determine, by reference to the past and present
pattern, what would be the most practical and
desirable future pattern.
Keene's early concentric form suffered from
damaging mixture of uncongenial land uses; industrial
with residential, business with residential. Further
mixing of industry with residences can be checked by
zoning industrial buffer strips for the purpose of
separation. It is found that business zones are far
in excess of business needs, therefore depreciation
of residences along traffic arteries can be checked by
restoring the residential zone except at reasonable
locations for local business, and by requiring sufficient
business set-back to accomodate parking.
The wave of conversions of single-family homes into
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multi-residences should be met with zoning changes to
permit types of new apartments in certain areas and
require open space sufficient for play and parking.
The southern part of Keene is insulated from the
larger northern part where most of the shopping,
recreational and civic functions are located, and cut
up by the heavy traffic of Main Street and Marlboro
Street. This condition can be improved by the provision
of playgrounds in two convenient locations, and by the
construction of a circumferential road system which
would join these southern parts together with other
sections in a ring around town. The circumferential
road would further benefit the southern part of Keene
by taking the load of through traffic off Marlboro, Main,
and Winchester Streets which this community uses for
its daily contact with downtown stores and schools.
.,c.
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troubles of
irregularly shaped properties
The irregular street layout discussed above reflects
an irregular pattern of land ownership, and even before
that an irregular pattern of buildable land. In early.
agricultural times the irregularity of buildable land
defined odd shapes and sizes, which were divided and
redivided among heirs and developers down to the present
day.
Developers are not wholly responsible for a poor
layout, where they attempt to make use of an irregular-
shaped piece of land. The matter should be common
concern among property owners in an area. The more
irregular the pattern of property lines, the more they
need to agree on a plan. Otherwise they pay more and get
less out of streets and underground services covering only
their own plots.
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Heretofore practically all street layouts have been
at the initiative of separate property owners acting alone.
It was the city's obligation to build the street and lay
the services to suit each developer. Finally it was the
city's problem to connect such developments together for
the efficiency of traffic, water, and sewerage. The
city actually had a comparable investment, and a
longer-lasting obligation, than the private developer
who was calling the tune.
The following cases show that the problem of how
to get systematic development with irregular patterns of
land-ownership can be solved. The main idea of the
street scheme must be worked out jointly between the
owner (or owners) and the Planning Board, taking into
consideration all the relevant conditions of topography,
existing land uses, relative costs of improvement, and
how this fits into the long-range city plan.
The case shown in figure20page65worked out as
follows:
1. Owner "Al, desiring to subdivide and occupy one
of his own lots, came to the city with request
for a street extension according to his own plan.
2. The application was referred to the Planning
Board, which hesitated at the very irregular
layout apparantly needed to service the odd-shaped
property.
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3. The problem would be further complicated if and
when owner "B" desired to put in his separate
street, with the result of a high percentage of
public street and long underground services for
a relatively small subdividable lot area. In
fact owner "B" would have to lay out many small
lots in order to compensate for excessive "Ull-
shaped road which would serve his separate
subdivision.
4. The Planning Board called in owner "B" and
asked him and owner ''A' to reconsider their
developments along the lines of a combined street
scheme which might do a better job for both
parcels of land with less street length and
more net lot area.
5. The owners agreed to a combined street scheme
and exchanged the area (shown crosshatched)
in order to come out even in the new plan.
6. Net results:
a. shortening of streets and underground services
b. more net land for lots
c. more systematic lot arrangements
d. comparable sizes of lots in both subdivisions
e. water-front lots made possible
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Street & Underground
Services, Length
Net Area Left
For Lots
Owner "A"
Original Plan
Compromise Plan
1225',
1100'
125' savinE
137,000 sq. ft.
146,000 sq. ft.
9,000 sq. ft. gain
Owner "B"
Original Plan
Compromise Plan
810'
6251
1851 s avi~ng
121,600 sq. ft.
129,000 sq. ft.
8,000 sq. ft.. gain
FigureZ/page65kshows a larger case involving a
tract of land which, by its size and location, is
important in the residential future of Keene. The
history of this case to date is as follows:
(1) A developer who bought a small parcel in this
large tract desired to subdivide as he saw fit.
Abutting owners appeared before the Planning
Board to protest. Some thought this area ought
not to be subdivided at all, but rather kept in
large estates. Others thought subdivision might
be alright providing lot sizes were large.
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(2) All agreed that the tract should have over-all
consideration, that no single developer should
set a pattern which would commit the rest to
an undesirable street scheme or degrade the high
residential tone of the area.
(3) The city saw this area as one of the few remaining
large potential housing areas serviced on all
sides by good highways, serviced with sewer and
water mains, and having schools and parks adjacent.
(4) The Planning Board's job was to bring these private
and public interests together in a development
scheme acceptable now and which could be adhered
to in the course of development for the protection
of all owners. A tentative plan was drawn up
(as illustrated) to suggest the layout of a street
system and to interest the owners in defining
preferred lot sizes which would determine the
spacing of streets in a final plan. The aims of
the preliminary plan are:
(a) The street scheme is so designed that it
will work by parts, so that any owner may
develop his part and have an efficient
layout even though his neighbors choose not
to develop their streets at this time. In
some cases streets are layed along property
lines to leave enough lot depth in the narrow
bordering properties.
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(b) Spacing between streets allows for 150' lot
depths.
(c) The street scheme provides main access to
the desired Southeast, simplicity for the
sake of easy circulation and low engineering
costs, curved streets and variation in lot
orientation to avoid monotony and allow each
house an individual setting.
(d) A park reservation need not be provided, in
view of the desired large lots (1/3 acre or
larger) and the nearness of Symonds School,
Wheelock and Ladies' Parks, Alumni Field,
the golf course, and large areas of open
unbuildable land.
5. The owners met with the Planning Board, found the
suggested plan agreeable and went to work on
definitions of desirable lot sizes.
Section Summary
The irregular pattern of land ownership was a
historic accident which caused faulty street design
running into considerable expense for excessive street
and utilities. This left less lot space to the
developer, and the lot space was less efficient. It
cost too much for streets and utilities per lot. Most
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of the cost fell upon the city.
Further irregular layouts can be prevented by
mutual planning of street schemes between the developers
and the City Planning Board. Mutual benefits, illustrated
by two cases, include more and better-shaped lot area,
less street and utility installation, greater efficiency
and thereby higher lot value, and a mutually acceptable
pattern which protects abutting owners whether or not
they choose to develop at once.
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housing now and in 20 years
Houses are the building blocks of a community, and
in many respects the joint concern of the owner and the
city. The city's part in community improvement may be
exercised through zoning, inspecting buildings, installing
and improving streets, utilities, schools and playgrounds,
and protecting public health and s-afety.
Since city functions touch the home in so many ways,
the Planning Board must give prior attention to residents
and the quality of their housing environment, in making
physical plans.
This section reviews the main changes taking place
in Keene housing, and estimates general housing require-
ments and locations for the next twenty years, taking
into consideration present housing conditions and the
expected increase of population.
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Figurel2page73 shows where new housing (since the
war) has been going. Comparing this map with the
"Buildable Land Map" Figure/J page,7 shows that new
housing has not all gone on first class buildable land.
The existing areas of obsolescant housing have. proven
costly in terms of maintenance. They have been poor
social environments for children in particular
Building houses on cheaper second class land is
false economy because the soft foundations, drainage
problems, road conditions, and local neighborhood of
houses similarly afflicted will depreciate a new house
right from the start.
The city is called upon to provide road and sewer
service where the cost of doing a good job would be
extraordinarily high. For instance the sewering of
houses out Winchester Street is impossible with the present
level of the city's pumping station: the job would mean
(1) lowering this station and the grade of all mains
leading into it and out to the Imhoff Tanks, and (2) laying
a long stretch of new main for comparatively few houses.
The city could head off further building on poor
land by (1) critical review of building permits,
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(2) establishing more inclusive subdivision control,
(3) inducing the use of first class buildable lands by
fully servicing them according to plan, and revaluing
to get them out of the almost taxfree category which
profits by speculatively holding out against. sale.
Figures of housing age, shown on the map, indicate
that three quarters of Keene housing is between 50 and
100 years old. Aging explains why certain changes are
taking place:
(a) The old mansions along central avenues are, in
many cases, abolescant. Having been vacated in
favor of smaller modern homes, they are left for
conversion into multiple dwellings or institutions
or professional offices. In this capacity they
can be fairly efficient, providing the dignified
appearance of the street is maintained, trees
and landscaping kept up, bold advertising displays
prevented, and parking concentration taken off the
street into bays and lots.
(b) More and more homeowners on the interior residential
streets are converting their houses to apartment
units, (1) partly in response to the current housing
shortage, and (2) partly because the local character
of single-family ownership has been slipping away
with age, housing turnover, and the conversion of
other houses in the neighborhood.
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While there is a current demand for apartments,
the housing pinch in Keene will not last long enough
to justify much more of this conversion. Fast popul-
ation increase is over, and home construction on the
outskirts of town will take the pressure off these
central housing areas. By 1970 many of these converted
units will be obsolete, but their location and established
occupancy may make new apartment construction worth while.
The city should anticipate this by revising the
zoning ordinance to permit apartments with adequate open
space allowance for play and parking. Two or three story
apartments covering not over one-third of their lots, and
containing not over twenty families per lot acre, may
turn out to be quite acceptable to Keene.
The average number of houses per residential acre
in Keene is 2.8, which is relatively low as compared with
the average city. It may be ascribed to three causes:
(1) a taste for generous residential lots which prevailed
in past subdivision development, (2) waste of land
resulting from inefficient subdivisions laid out on
irregular shaped parcels of land. with excessive percentage
of the area devoted to streets and (3) premature extensions
of streets and services to a few scattered houses, leaving
open space wasted in between.
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The taste for low density should be respected in
planning. On the other hand inefficient street patterns
and overextensions can be checked by a combination of
(a) charging costs of street and utility installation
against individual builders or developers on a benefit
basis, rather than paying most of these costs out of
public money, and (b) adequate subdivision control which
empowers the city, after hearings, and subject to appeal,
to refuse public works and building permits for layouts
which violate standards of health or safety, or would
necessitate excessive expenditures of public funds to
provide streets, sewers, water pressure, health service,
or fire protection.
The following statistics take a long view of
housing needs, and indicate that Keene should expect
only a moderate new building program. But here lies
the opportunity to profit by past lessons and to accomplish
new developments unhurriedly, along with improvements of
present neighborhoods.
POPULATION HOUSES AVERAGE NUMBER
PERSONS PER
HOUSE
AVERAGE NUMBER OF
HOUSES PER RESID-
ENTIAL ACRE (a)
1940 13,832 3919 3.5 2.8
1950 15, 750 4209 3.75 2.8
approx.
increase
or + 1000 (b) + 450 (c) - 0.15 (d) 0 (e)
decrease
1950 to 1970
1970 16,800 4600 3.6 2.8
(a) "Residential acre" includes 40% of area which is accessory to house lots; includes
local streets, school grounds, playgrounds, and shopping.
(b) 20 year forecast, see section on population.
(c) The approximate number of additional houses needed to house the expected 1970
population at 3.6 persons per house.
(d) A decrease of average number of persons per house is expected after the current
housing shortage is relieved; the expected number per house (3.6) is about half
way back toward the traditional Keene number (3.5).
(e) Recent subdivision layouts tend to remain at traditional low density of 2.8
houses per residential acre, a very desirable figure.
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What amount of residential acreage will be required
by 450 additional houses? What part of the required
acreage is already developed with street, sewer, and
water, and lies on first class buildable land? And how
much new street frontage will be required?
(a) About 430 houses of the expected 450 will be
within the urban area, as 5% of Keene housing
is generally in the rural area.
(b) 430 houses will require a total of 150 residential
acres (at traditional density of 2.8 houses per
residential acre). About 90 acres will need to
be actual house lots, the rest (40%) will normally
be apportioned to accessory uses such as streets,
shopping, playgrounds.
(c) At 2.8 houses per residential acre the lot size
would be about 9500 sq. ft., say 95' x 1001.
(d) Total frontage represented by 430 lots 95' wide
would be about 40,000'.
(e) At present there is 14,000' of frontage on first
class buildable land, with street and utilities
installed. For various reasons, such as holdouts
and builders' preference for entirely new
territory, not all of this 14,000' will be taken
up. Assume that 4/5, or 11,000' of existing
developed frontage will be put to use for part of
the 430 lots.
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(f) 29,000' of frontage remains to be placed on
15,000' of required new streets.
To give an idea of how much new area would need to
be developed, the tract of land, shown in figure/, page6g,6
could easily provide the extra frontage. (This is only
a figure of measurement and does not suggest arbitrary
allocation, for such is not the purpose of City Planning.)
The distribution of first class buildable land
indicates that north Keene and West Keene, will receive
most of this new housing over the next twenty years.
These are the areas in which the Planning Board should
work out general development schemes.
Section Summary
Housing and housing environment are. of greatest
importance in community quality. Housing development
involves not only the private builder, but also the city,
which is responsible for accessory public works, education,
recreation, health, and safety.
Moderate population growth will require only a
moderate addition to total housing. Housing obsolescance
is expected to result in conversion and new apartment
construction. Keene will be relieved of further need for
82
hasty development, and should concentrate on quality
development over the next twenty years.
Some post-war housing has been going on marginal
land which requires an extraordinary public expense for
road, sewer, water, and health service. Old areas of
obsolescant housing on these marginal lands have proven
costly both in these respects and in terms of the social
environment. The city should discourage further such
building by controlling subdivision and building permits.
Aging is becoming evident in three-quarters of the
present housing. Combined with recent housing shortages,
this has had the effect of converting old owner-residences
into apartments, especially in central areas. The housing
pinch will be shortlived, and will relieve further
necessity for conversions, and thus tend to make inefficient
units obsolescant. In time, modern apartments of low
density should be allowed by zoning to replace these
older structures.
The overall low density of Keene housing has three
reasons: a large-lot tradition, wasted area in irregular-
shaped layouts, and premature developments containing
much vacant space. The later two conditions are expensive
in terms of public works. They could be prevented by
charging builders an appropriate share of streets and
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utilities, by subdivision control, and by control of
building permits.
Estimates, based on forecast population and present
housing occupancy, indicate 430 additional houses for
urban Keene by 1970. Part of these will occupy existing
developed frontage. About 15,000' of new residential
streets will be required to provide for the balance of
frontage. There is more than enough first class
buildable land lying on the north and west side of
urban Keene.
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recreational requirements
Local playgrounds for growing children are very
practical in a community. In Keene's earlier years as
a small country town, fields and woods came up to every
back door. Today, the built-up city lacks minimum
playgrounds close to the homes of many of its youngsters.
In certain areas neither the city nor the realtor has
taken precaution to reserve large enough school sites or
playground sites to keep kids off the streets.
There are several clear reasons why local playgrounds
are practical:
1. A local playground is equivalent to a local school
for a healthy education in fair play, organized
sports, and self-discipline. It is a place
where parents can trust that their children are
physically and morally safe.
2. A properly landscaped local playground is a
community yard where local folks can meet,
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bring the babies, talk .away the time of day,
play ball or horseshoes or have a community
supper, as they will.
3. It- improves property values in a community for
the same reason that a nice lot improves the
value of a single house.
4. From the taxpayer's standpoint, good recreation
costs less than its alternatives: delinquency,
police and legal attention, reform school, and
intangible social costs.
The need to build local playgrounds in certain
neighborhoods is the only, but the most important,
deficiency in Keene's recreational resources. Fine
large parks on the city's edge, and lakes and mountains
within driving distance, take care of active adults.
Backyards take care of toddlers. But the school-age group
is beyond the backyard stage, and yet unable to travel to
outlying parks and lakes for daily recreation. It is
this school-age group, growing out of direct home
supervision, which needs the local playgrounds.
How many school-agers are there, where do they live
in Keene, and what playground facilities exist or need
to be built? The accompanying charts and maps cover
these questions.
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Keene population is classified into recreational age
groups, 100 persons per each symbol. There are 2400
school-agers, whose recreation needs include the kinds
of free play, organized play, and individual instruction
which only a playground under good leadership can give.
FigureJf
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The community becomes responsible along with failing
parents, when inadequate juvenile recreation leads to
juvenile delinquency. The police record shows a
definate drop of juvenile delinquency after 1945, when
a city recreation program was initiated. Location of
playgrounds is quite as important as having any play-
grounds at all. 1/4 mile is as far as youngsters can
go daily in their odd hours, and still be close enough
to their homes so that parents know where they are and
what they are up to. Youngsters should not have to
cross major traffic arteries to get to playgrounds.
Schools, being located for similar reasons, ought to
have the playgrounds wherever possible.
Figure 28
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Drawing quarter-mile circles from existing adeaue te
playgrounds shows that only the outer edges of Keene
are served, (as shown in green). Schoolground
enlargements and new playgrounds are needed in the
built-up central areas, (as shown in red).
Figure 29
P L A Y 0 R 0 U N D SEXI S T IG
Approximate
Play Area
A. WEELOCK PARK
B. ROBIN HOOD PARK
5 acres
- acre
P lay
Equipment
Condition
Shelter,
Drinking Water,
and Toilets
yes
fair yes
Number of Schoolagers
Living Within Practical
Radius of Playground
200 to 300
200 to 300
Minor
Improvements
Recommended
Sod ballfields and build backstops.
Rebuild shelter house.
Build multi-game pavement 120' square.
Enlarge children's play-lot end apparatus.
Provide movable bleachers.
Relocate childrens apparatus.
Build multi-games pavern.'t 120' square.
Add parking area at tennis courts.
Build new shelter house.
Repair dam, remove bricr tower.
Build boat dock, stock pond with Horn Pout.
C. FULLER PARK
D. FULLER SCHOOL
E. ROOSEVELT SCHOOL
F. CLEVELAND SCHOOL
G. SYMO VIDS SCHOOL
i acres
5 acres
acres
3 acres
4 acres
good 100 to 200yes
could be made
available
could be made
available
fair
fair
could be made
available
could be made
available
C'
100 to 250
100 to 170
Eliminate corner-cutting road and armory
drive on west half of park.
Enlarge ballfield and fence outfield
against Washington Avenue and Gilsum St.
Relocate childrens' play equipment area
and plant it with more trees.
Build multi-purpose game area 120' square.
Convert fish pool to wading pool, add trees
and benches for baby sitters.
Sod game area.
Instal-ore play apparatus.
Erect fence along Vashington Street.
Install more play apparatus.
50 to 100
200 to 300 Block off cross-cutting road.
A D E Q U A. T E
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H. Tilden School
I. High School
J. Open idle land at
Water and Carpenter
Streets
K- Open unbuildable
land along Beaver
Brook below Baker
Street
P 0 T E N T I A L
Acreage
Enlarge by 3/4 acre
Enlarge by 1 3/4 acre
5 1/2 sores
17 acres
P L A Y G R 0 U ND
Number of Schoo2agers
Living Within Practical
Radius of Playground
200 to 300
300 to 1000
250 to 500
250 to 350
D Et V E L 0 P M E F T S
Potential Developments
Add 3/4 acre lying next to present 3/4 acre school playground,
this new 1 1/2 acre playground would be adequate to serve
surrounding neighborhood now without enough public playground
space. (Proposed addition is idle pasture land, would need
draining and some filling plus surfacing)
Add 1 3/4 acres of adjoining property, if this playground is
to be counted on for the future. New total would be 2 1/2
acres, large enough for football and track plus softball
multi-use area.
Convert this area to a full-scale playfield such as Alumni
Field. Large enough for 2 baseball fields and a football
field with a track, and other games such as soccer, build
a paved multi-use area 120t square, a shade area with play
apparatus, and a fieldhouse with showers, toilets, drinking
fountains, large enough for team meetings. (this ground is
unbuildable for residence, but could be drained and surfaced
at low cost, and has a scattering of trees which could be
selected and saved. Fencing would have to be installed along
W-iater Street sand the brook.
Convert to a city park and playground, add paved area 120'
square for multiple uses. Include apparatus for small
children, also shelter and drinkinrg water>,.
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The southern part of Keene is shortest on playground
space, therefore projects "J" and "K" should be top
priority on the playground program. (See figure__ page9/,
figure__ page92 and aerial photos) Both of these are on
lowland which has never been built upon, but which would
be quite satisfactory for playfields. Both are large
enough for several baseball fields and football fields
in season, for paved multi-purpose areas, children's play
equipment, and plenty parking.
These opportunities should not be passed up, as the
areas have low valuation and are ideally located.
Schoolgrounds should be integrated into the
playground scheme, enlarged where necessary, and used
for organized summer programs. School buildings could
open up a hallway leading to drinking fountains and
toilets and a store-room for game equipment, and close
off the rest of the school building by a hall barrier.
The city administration and school administration would
have mutual interest in cooperating for the year-round
use of all public playgrounds including both the school
grounds and the new playgrounds such as "J" and "K"
where school grounds are inadequate.
In addition to the playgrounds already discussed,
the city should attempt to acquire the forty acre open
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lowland lying along the river on the other side of the
college athletic field. This is a practically unbuildable
area, valued as agricultural land. But it is very
scenic, with large riverside trees and could easily be
made into a park-playground to be reached by several
footbridges from the southwest part of town which has
no public playground site on its side of Main Street.
The issue of swimming facilities for Keene is
important but not of greater importance than playground
development which would provide more activity and educat-
ion. In view of the short outdoor swimming season
(twelve weeks) Keene should put its beautiful Goose Pond
to use for summer swimming at the small cost of building
a locker house and arranging continuous bus service to
all parts of town. This would require temporary
disconnection of Goose Pond as a water reservoir, a
matter that can be arranged.
For year-round swimming Keene should include a pool
in the new high school where it could serve both the
high school and the public on a full daily schedule. It
could be built at a great saving over the cost of a
separate indoor pool elsewhere. Such a pool can be
designed for pleasant summer sunlight and outdoor access.
It would be part of the gymnasium and community center
set-up which should properly be included in a new high school.
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Section Summary
Good local playgrounds would have a practical
value to Keene. They would give youngsters in the
central parts of town a safe and adequate place for
play activities which are valuable for their character
formation. Local playgrounds of good design would also
be community parks for adult activities. Playgrounds
reflect on general property values in the neighborhood.
From the taxpayer's point of view playgrounds and
playground leadership are alternatives to the costs
of juvenile delinquency.
Keene lacks playgrounds for school-agers within
the built-up parts of town. The outlying parks and
lakes are alright for adults who can drive, but they
are practically inaccessable for everyday use by school
children. The needs of school children should be the
measure of playground adequacy.
Specific projects are shown, the main ideas being;
to make use of existing school and park grounds wherever
possible, and elsewhere to build new playgrounds by
using open lands of low building value but lying in good
locations within the built-up city. The school
administration and the city should cooperate to mutual
benefit by using all play facilities; the schools lacking
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playgrounds could have organized programs on nearby
playgrounds during the school year, and open their
playgrounds and lavatories to the city summer program.
The problem of swimming facilities is a lesser
one than the long-range playground program. It has two
economical solutions: (1) make the necessary water
supply arrangements to use Goose Pond, and provide a
continuous bus service to all points in town, and
(2) build a community size indoor pool into the new
high school, making it available for both school and
public on a full schedule.
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schools as community fixtures
The school is the half-time home of neighborhood
children and the logical center for civic activities.
It is also the costliest public expenditure.
For planning purposes the elementary school is the
neighborhood's walking center which must be approachable
by young children without crossing dangerous traffic-
arteries, and therefore be located most conveniently
toward the center of each community.
Keene's school plant has been surveyed several
times in recent years at the request of the Union
School District. There is need for modernization of
both the educational system and parts of the school
plant. The latest survey report, made by the Harvard
Graduate School of Education, is bound into the addenda,
page 16. It is a thorough report, and its main
features should be integrated with the city development
plan.
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The recommended elementary school locations
(Map III of Harvard Report) consider the way in which
the city is divided up by the railrcad belt, main
streets, and the river.
The recommended standard size of five to ten acres
for the elementary school sites would be easily achievable
at Symonds and Tilden, but -practically unachievable at
Roosevelt and Wheelock. (See aerial photos, figurejfpagef)
At Roosevelt the topographic conditions would make field
enlargement impractical, and at Wlheelock the state of
residential development within the school block would
make it prohibitively expensive. On top of these
limitations, Roosevelt and Wheelock are on main traffic
arteries.
The steps which should be taken immediately for
the relief of these schools are: (1) prevent more
business from locating near them by immediately removing
the business zone for at least 200? each way along the
street, (2) erect extra high fencing between the small
playgrounds and the streets, to keep in balls and
children (Roosevelt School has no fence whatever at
present!) (3) build new playground "K" (figuref7pageZL)
to supplement Wheelock School, and improve the Fuller
Park playground (figurefdpagea) to supplement Roosevelt
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School; playground classes of older children could then
be conducted back and forth in five minutes by their
playground supervision.
The school survey recommends enlargement of the
present high school playground. Enlargement should
plan to include the property along Roxbury Street which
is now in old residential estates, thus providing both
the playground and § an extension to Roxbury Street
of the city parking lot (which is proposed for the space
now occupied by the old Public Works garages).
The demolition of the Central Junior High School,
strongly recommended by all school surveys, should be
marked as a site for a parking lot. No other use should
have as high priority as parking in this strategic
location lying directly off the square and with good
access from all directions. This parking lot would be
a main feature in the downtown loop street proposed in
the city development plan.
Wheelock Park as the site for a new high school was
proposed with the important provision that the northern
leg of the circumferential road be built to allow direct
access from the north half of Keene. (See figure3page/3g)
Not only the northern leg, but the entire circum-
ferential road should be considered important for the
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new high school. As may be seen on the Federal Urban
Aid Map, this route would skirt all residential parts
of Keene to provide excellent access entirely free of
downtown congestion; an ideal bus route serving incoming
tuition students as well as Keene students, and also
West Keene residents who will be travelling in greater
numbers to the growing industrial area in the southeast
corner.
The proposal to place the new high school on a
spacious site and to design it for double use as a
community center, is an excellent idea from the
standpoints of economy and city development. City-wide
use of an auditorium, gymnasium, swimming pool, evening
classes, and Wheelock Park athletic field would be a
one-stroke solution to all these community requirements.
These could be installed together at a great saving
over what separate facilities would have cost. The
location would be easily accessable from all residential
parts of Keene by the circumferential highway.
Another site, near Alumni Field, is being
considered. It would be a less favorable location in
relation to the circumferential highway and community
center functions which depend on the good location.
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In case of either location for the proposed high
school, West Keene would be given a development boost.
The Planning Board should anticipate development by
good preliminary plans for residential streets.
Section Summary
The elementary school is the important centralizing
feature of a residential neighborhood; planning must try
to safeguard walking access and develop schools centrally
in each section of the city.
Junior and senior high schools are potential
community centers, to be located for good community access
and provided with adequate settings for recreation and
parking.
This report accepts the recent Harvard school survey
for integration with the city development plan, and adds
supplementary proposals:
(a) The sites of Roosevelt and Wheelock Schools are
too small and are located on arterial streets,
without practical possibilities of enlargement.
To assist these schools immediately: zone
against nearby business, erect high fencing
along street, and construct supplementary
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playgrounds on Fuller Park and area "K" to serve
school classes.
The proposed enlargement of the present high school
playground should extend to Roxbury Street and provide
for some parking along Roxbury which may be connected
with the proposed parking lot in rear of City Hall.
The
create a
demolition of Central Junior High School would
strategic parking lot.
The proposed new high school in West Keene at
Wheelock Park would have excellent road access by the
circumferential street skirting all residential parts
of the city. Bus service on this street would save
commuters from going anywhere near downtown congestion.
The high school in West Keene
residential development, which the
should anticipate with preliminary
street layouts.
would boost
Planning Board
plans for good
Figure
/03 h
Figure L
Figure
105
V
a
I9
j9
Um
f~fare 33
106
traffic and parking demand relief
By being the road center of a thirty mile circle,
and near the middle of the New England road network,
Keene is put on the spot to handle up to 50fo extra
(1)
traffic and parking during four months of the year.
Figure Q page/ shows how the volume is distributed
among Keene main streets. Exactly where all this
incoming traffic comes from, and is headed, will be
known after the State Highway Department's "Origin
and Destination Survey" is made in Keene this summer.
But enough is known about volumes and general destin-
ation to outline basic solutions at this time.
While the Planning Board does not undertake
detailed engineering, it is responsible for the
advance planning of the major street projects and
parking lots.
Its immediate concern should be to relieve Keene's
famous downtown congestion, and its ultimate concern
(1) Addenda page /7 .
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should be to plan a street system which will carry traffic
around the city without going through the very center.
Both of these efforts come down to the same objective;
to cure the effect of an overcentralized traffic pattern.
Circumferential Road Scheme
The Federal Urban Aid map (figure / page/ ) shows
a solution for the following serious needs:
(1) Circulation around the city by Keene traffic and
pedestrians. The direction'of travel to work
and to school desires to go across town rather
than through the center. This will become ever
more important as Keene' s industry grows at the
southeast edge of town (figure/0 page3k), as
housing grows outward from the center of the
city (figurejpaget), and as the new high
school and more residence spring up in West
Keene. 'The circumferential road will be ideal
for a bus route to serve schools, industry, and
cross-town visiting.
(2) Regional commuting to Keene' schools and
industries. Central Square shopping traffic
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will also be assisted, by removal of the surplus
traffic which is now forced through the center.
(3) Through traffic, consisting of vacation traffic
plus year-round trucking.
(4) Remove the overload from old dignified resident-.
ial streets: Main, Marlboro, Roxbury, Washington,
Court, West, and Winchester.
Under the terms of Federal urban road aid, this
project may be undertaken at Keene's initiative, at
50% cost to Keene. It may be undertaken by .sections,
in which case the northern leg should come first,
followed by the southern, then the southwestern, and
finally the eastern. Or the whole plan may be surveyed
&s one stage, then drawn up as another stage, then
constrixcted either in part or in total.
Existing buildings were respected in this layout.
No building needs to be removed except a few garage and
shed structures up on Spruce Street.
The Public Works garage should be removed from
inadequate quarters in the rear of City Hall. The best
location would be on the City Pasture where Public Works
field operations are located. The new circumferential
road would go right by, to take Public Works trucking
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efficiently to any residential part of town or across to
any highway.
Parking
Average daily parking in downtown Keene, as shown
on the accompanying map, occupies every curb, every nook
and cranny between buildings, every approach street
coming into the area, and half of "the world's widest
paved" Main Street. At least 100 parking spaces are
either dangerous (center of Main Street and around
Central Park) or they are bottlenecks to traffic
(sections of West Street, Winter Street, Roxbury Street,
Church Street) or they are both. And still there are
too few parking spaces.
In the summer of 1949 a study of downtown parking
(1)
and traffic was made. It looked at the situation from
all points of view: the driver's, the parker's, and the
pedestrian's. Turning volumes were measured, and the
signal lights rearranged for a trial system of direct
turns through the square. The experiment failed, mainly
because it was unable to discharge outgoing traffic fast
enough through certain parking bottlenecks. A parking
(1) Traffic, Parking, and New Business Frontage in
Downtown Keene. Keene Planning Board and Business
Bureau 1949.
destination survey showed that over half of the parkers
were unable to park near their destination. A pedestrian
survey measured street crossings and showed they were
much more numberous than auto traffic and much less safe.
Following this study there were improvements: police
direction of traffic during rush periods, one-way traffic
on certain streets, elimination of a few bottleneck
parking spaces, and the installation of a center strip
in Main Street to protect the parker and the pedestrian.
All such efforts help a little, but the only real
solutions are to build adequate off-street parking and
re-route through traffic on a circumferential road.
Otherwise Central Square will suffer further loss of
attractiveness and efficiency. Business will follow
the traffic arteries where shoppers can easily park.
How much offstreet parking space does Keene need
to make downtown an efficient traffic and parking area?
One method of estimating is to apply the nationally
recommended formula: two square feet of parking area to
be supplied for every square foot of floor area used
by business. According to this, Keene requires
approximately ten times its present total parking area!
Obviously the only value of this formula is to show
Keene that it is far below modern parking standards.
111
Last summer's effort to plan a large off-street
parking lot in a central location along Main Street came
up against the prohibitive expense of acquiring a site
which has several owners speculating with their properties.
Aside from prohibitive cost, a single large lot cannot
efficiently serve the opposite side of the business area.
Moreover it would compound the traffic problem by
concentrating many cars and pedestrians at one point in
a business area which already suffers from traffic over-
concentration.
A more practical method for Keene would be to utilize
locations-which are vacant or in marginal use, lying in
the perimeter of the business area. The Fish Lot, for
example, is suitable to take care of parking in its
immediate locality. Other lots 1/2 acre in size should
be located within one or two blocks of the square; east,
west, and south.
Potential sites in each part of the downtown area
are suggested by figure33 page/5. These are selected
to disperse traffic and parking conveniently near
various destinations in the business area. Lots should
be laid out to have two points of access to bounding
streets.
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The lots upon which to concentrate immediately are:
1) The 1/2 acre area behind City Hall may be
cleared for a parking lot as soon as the
Public Works Department is relocated in new
quarters. This parking lot may include a
part of the old residential estate which
should be purchased also for the purpose of
enlarging the high school playground. The
combined area would be one acre, adequate
f-or 180 cars.
(2) The site of old Central Junior High School
should be made into a parking lot following
demolition of the school. It is about 3/4
acre; capacity 135 cars.
(3) Any one of the old converted residences on
West Street beyond the Sentinel building are
on approximately 1/2 acre lots, ideally
located for a parking lot which is badly
needed to remove bottleneck parking on West
Street.
(4) One larger lot, of one acre size (180 cars)
below the railroad tracks on either side of
Main Street. Large areas in marginal use
exist in back of business frontage.
More lots would be established after these prove
their value and teach Keene how to go about building a
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parking system. When these four lots are built the city
may eliminate the bottleneck parking (1) on both sides of
West Street (except for short-time stopping permission
during slack hours), (2) in the center of Main Street,
and (3) around the park in the middle of the square.
As soon as the lot in the rear of City Hall or the
old Central School site is readied, parking on West Street
may be removed and parking in the center of Main Street
may be made parallel to the curb. These immediate steps
would facilitate free flow of traffic.
The present awkward rotary movement around the park
should be replaced by a system of direct turns, (by adding
another phase to the traffic light). When tried in 1949
during summer traffic, only the incapacity of West Street
and Main Street, due to parking congestion, prevented
this system from working effectively. Such a change
would greatly reduce the amount of traffic jostling around
the park; would recover a pleasant and quiet atmosphere at
the head of the Square in Keene's front room.
Another beneficial effect of these parking lots
would be to improve business frontage in the perimeter
of the business distric t. At the present time this
perimeter is of low retail value because of poor
accessability from the Square. The need for new store
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location is a definate fact, by evidence of business
migration out along the main streets. It would be
better for new business and the city to open up the
downtown area with parking lots*
How much would these new parking lots cost? To
begin with, two lots may be considered "free": the
proposed lot behind City Hall, and the Central Junior
High School site. The other lots proposed for immediate
development would cost about $30,000 to $35,000 cash,
based on (a) land cost of not more than 25% above
- present assessed values, which range up to $1.00 per
square foot, and (b) construction and lighting cost of
$4,000 per half acre lot. The total cost of the four
finished lots would be $70,000 to *100,000.
Who should pay? The various financial resources
which have been used elsewhere in parking lot programs
boil down essentially to three: (1) the general public
(which pays property taxes), (2) the parker (who slugs
parking meters) and (3) the businessman (who gets the
parked customer). Of these three sources it is clear
that the parker and the businessman are directly
benefitted, and therefore directly obliged. The general
public is benefited, to a lesser degree, by the relief
of traffic congestion and by non-business parking. Many
of the general public do not own cars. The principle
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that should determine who pays is that the parker and the
businessman benefit most.
How to pay for parking lots? The general public would
contribute its share to the program by donating the City
Hall parking lot and the Central Junior High School lot.
The parker and the businessman would divide the costs of
the other lots as follows: (1) Establish a fund for land
purchase and construction, consisting of (a) existing
surplus parking meter money, and (b) special municipal
serial bonds to be subscribed by the downtown business
men. These bonds would carry a low interest rate and
be redeemable from parking meter income earmarked for
the purpose. If at least 10,000 of the meter revenue
could be set aside annually for bond service, it would
pay off one lot each three years, and all the lots Keene
needs in ten to fifteen years.
Experience all over the country indicates that
business values and property values are improved by
nearby parking lots. Experience in Keene indicates that
off-street parking lots must be programmed immediately.
A list of eight potential parking lots distributed
through downtown Keene begins on Addenda page /7.
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A Downtown Loop Street
Figure page/05 shows a downtown loop street which
can be economically developed to disperse shopping traffic
and to provide new and improved business location around
the solidly built-up central blocks. This loop street
would be ever more important as time went on and business
and traffic grew. It would immediately improve the
location of the fire station, the enlarged high school
site, the Central Junior High School parking lot, the
Fish Lot, business on Vernon Street, and factories
abutting Norway Avenue and the end of Ninety-Third Street*
Most of the sections of this loop street exist
now: Middle Street, Center Street, Vernon Street, Spring
Street, Roxbury Court, Norway Avenue, and Ninety-Third
Street. New construction would (a) extend Middle Street
down to West Street, (b) realign Center Street at Court
Street to extend directly into Vernon Street, (c) realign
Vernon Street at Washington Street to extend directly
into Spring Street, (d) extend Roxbury Court to Spring
Street, (e) widen Ninety-Third Street.
Construction plans should be made ready, to be
carried out part by part as the right-of-way can be
acquired.
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In order to promote the loop street it would be
helpful to rename all the small streets in the loop by
a single name, such as "Central Circle". For the same
reason, the Federal Urban Aid circumferential street
even in the plan stage should be called "Keene Outer
Circle
Section Summary
The concentration of regional and local traffic in
downtown Keene may be relieved in three ways: (1) by
connecting and building a road completely around the
city but lying within the built up'area in order to
serve city traffic as well as by-pass traffic;. (2) by
building parking lots downtown to adequately handle the
parking demand which is now a traffic bottleneck, and
(3) by completing a downtown loop street,, most of which
already exists (this would provide needed business
frontage, along with traffic relief).
The circumferential road has been planned as a 50%
Federal Urban Aid project. The layout was done in
cooperation with the State Highway Department acting for
the Federal office. It is up to Keene, and only Keene,
to initiate work under this Federal Urban Aid plan. As
laid out, the circumferential road would satisfy workers'
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and school children's need to get across town and around
town. This need will be emphasized by a new high school
in West Keene. The Public Works Department would have
an excellent new location on this road. The road would be
a fine bus route, and would help to tie the balkanized
section south of the railroad together with the rest of
town. It would remove much trucking and through traffic
from the streets leading into Central Square which have
been losing their fine old residential character. It
would facilitate regional traffic.
The need for off-street parking lots cannot be
dodged. Heavy parking on downtown streets is constricting
traffic flow and inconveniencing the parker and merchant.
Mere efforts to rearrange parking and traffic here and
there are less than a complete solution.
The general public would be contributing its share
to a parking lot program by donating two public sites.
Parkers and businessmen, who benefit directly, would
finance additional lots by applying the parking meter
fund and proceeds of a bond issue bought by businessmen.
The bonds would be redeemed by earmarking future parking
meter income.
The practical system of parking lots would be made
up of lots of 1/2 to one acre located around the periphery
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of the business section, where land can be acquired.
Traffic would be well distributed away from central
congestion, and parkers could get near their destinat-
ion.
Among proposed locations there are two "free"
possibilities: the area behind City Hall to be
vacated by the Public Works Department, and the site
of the Central Junior High School which is due for
demolition. A lot would have to be purchased on West
Street, and another south of the railroad, to complete
a minimum effective program.
Then parking could be removed from bottlenecks in
West Street and Main Street, and from around the-park
in Central Square. The awkward rotary traffic scheme
could be replaced by a system of direct turns, since
West Street and Main Street would be cleared and their
traffic capacity doubled.
A downtown loop street may be developed with some
improvement and addition to present streets. This
would provide needed business frontage and disperse
traffic. It would be a direct aid to the fire station,
the high school, and two parking lots. This project
should be given the name "Central Circle", and the
separate short streets which form parts of it should be
120
so renamed to promote public understanding. For the
same reason, the outer circumferential road should be
called "Keene Outer Circle.
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subdivision control
nd an official map:
ass istance to good city development
The Planning Board needs a standard subdivision
control ordinance in order to give effect to the City
Plan.
The broad civic purpose of the plan is defined by
Section 8 of the Planning Ordinance (addenda page/6/).
The city plan shall be made with the general
purpose of. guiding a coordinated development
of the municipaTy which will promote health,
safety, morals, duty, convenience and prosperity;
as well as efficiency and economy in the process
of development...adequate provision for traffic...
safety from fire and other dangers, adequate
provision for light and air, the promotion of
good civil design and arrangement, wise and
efficient expenditure of public funds, and the
adequate provision of public utilities and other
public requirements."
Each new subdivision which comes to the city for
approval involves public money for streets and utilities,
and public service for police and fire protection,
education, and welfare. Every subdivision plan today
means houses and people tomorrow who deserve as good a
community as the city plan can provide.
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This is the point where the city plan directly
touches a future community; the point where systematic
subdivision control should be applied. The mere fact
that a city plan exists might have some influence on a
private developer if he chose to investigate the plan
and how his development would fit in. But such influence
would be vague indeed. The experience of many cities
has taught the need for a regular procedure of systematic
cooperation between the developer and the City Planning
Board.
Zoning and Building regulations are already well
established and proven in Keene. They are instruments
of assistance to the city plan, to the extent that they
protect standards already prevailing in the community.
That is to say Zoning and Building regulations are
policemen of good building order.
Subdivision control, exercised by the Planning
Board, would complete the city's necessary powers to
carry out the broad purpose expressed by the Planning
Ordinance. A standard subdivision control ordinance is
(1)prescribed by state law. It has been adopted by
Concord and New London. In effect it pulls together all
the considerations of street design, service requirement,
costs, school requirement, and relation with main streets,
(1) Chapter 53, Sections 19-29, Revised Laws of
New Hampshire, 1942. Bound into addenda, p j4.
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which are involved in a subdivision application as it
stands before the city for approval. The Planning
Board would bring to bear the city plan as well as the
particular standards of each city department. In a
special question of engineering or public works or law,
health, budgeting or executive policy, it could call in
the opinion of department heads.
Without such systematic review the city has made
frequent mis takes in permitting building where it would
sooner or later turn into extraordinary expenses for
street, sewer, or water service. Cases in point are:
(a) A subdivision permitted on Lorraine Street, Belvue
Avenue, and Woodland Avenue on a slope too steep
for a standard road, so steep that city maintenance
and ploughing will be expensive and approach by
fire trucks practically impossible.
b) A subdivision and street accepted (Billings Avenue)
in West Keene is an area which requires major
sewer reconstruction, for which no money was
appropriated.
(c) Edgewood subdivision and street accepted even
though lying partly in Swanzey; the difficult
problem of servicing and charging for development
in another town.
(d) Several subdivisions on low land out Meadow Road
and Winchester Street which cannot be sewered and
cannot use septic tanks., and where much road must
be maintained for few houses.
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(e) Throughout the city there are dead end streets,
irregular patterns and excessive streets, and
inside-of-block subdivisions which are ineffic-
ient in terms of street construction, underground
utilities, snow plowing, accessability of
fire-fighting equipment, and unpleasant for
residence.
Thus in past years the city was "taken in" by
developers who wanted to sell lots; the city accepted
any street scheme, gave any building permit, and was
left "holding the bag" for improvements.
What has the city done so far, to tighten up on
subdivision control? Even before the Planning Board
approached the problem, the City Engineer secured a
(1)
limited ordinance which permitted him to disapprove
subdivisions which failed to meet certain design and
street standards. The standards which he prescribed
were a step forward in improving the engineering of new
streets and utilities, and encouraging proper street
alignment and connection. In practice the City Engineer
reported his recommendation on street acceptances to the
Council, who acted accordingly. The City Engineer was
the only official in a position to see implications of
new layouts because he was technically involved with the
(1) City Ordinance, Chapter 52, quoted in addenda page-a.
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street and utilities design, and had the collateral
responsibility for building permits and inspections.
As far as the jurisdiction of the City Engineer
could extend, this method had some merit in heading off
poor subdivision and poor street development. But it
had its limitations; it could not speak for the entire
city government in questions that involved other depart-
ments and city policy; exactly who was responsible in
subdivision decisions was not clear.
(a) In case the Engineer approved a subdivision
plot, future budgetary expenditure and work of
other departments was obligated. When it came
time for street, sewer, and water work by the
Public Works Department, and time for Council
approval of expenditure, these decisions were
already committed by private development which
had been allowed to proceed.
(b) In case the Engineer refused a subdivision
application, the applicant would move on up
to the Planning Board or the City Council,
where a planning case would have to be decided.
(c) In the case of a building permit refused for.,
a poor location but within a permitted zone,
the applicant could go over the heads of the
Engineer and City Council and appeal to court,
where the city would have to make a planning
case in its defense.
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These problems all come back to the fact that
responsibility for subdivision and street acceptance is
not fixed at the same point with responsibility for
city planning.
The standard method of subdivision control
prescribed by the state law overcomes these limitations.
It places Subdivision Control functions at the level
of the Planning Board which can require the subdivision
plan to fit in with all the city responsibilities
involved in city development. It would have power to
enforce proper performance by the developer. Building
permits and city work could be withheld if the subdivision
would be unsound according to the regulations set up by
the Planning Board. The general nature of these
regulations is defined by the state law:
"to provide against such scattered or premature
subdivision of land as would involve danger or
injury to health, safety, or prosperity by
reason of the lack of water supply, drainage,
transportation, or other public services, or
necessitate an excessive expenditure of public
funds for the supply of such services. Such
regulations may provide for the harmonious
development of the municipality and its
environs; for the proper arrangement and
co-ordination of streets within subdivisions in
relation to other existing or planned streets
or with features of the official map of the
municipality; for open spaces of adequate
proportions and for suitably-located streets
of sufficient width to accommodate existing
and prospective traffic and to afford adequate
light, air, and access of fire-fighting
apparatus and equipment to buildings, and be
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co-ordinated so as to compose a convenient system.
The regulations of the board may require in proper
cases that plats shall show a park or parks
suitably located for playground or other recreational
purposes; they may require that proposed parks shall
be of reasonable size for neighborhood playgrounds
or other recreation uses, and that the land indicated
on plats submitted shall be of such character that
it can be used for building purposes without danger
to health; they may prescribe minimum widths, depths
and areas of lots so as to avoid congestion of pop-
ulation and generally may include provisions which
will tend to create conditions favorable to health,
safety, convenience, or prosperity...may stipulate
the extent to which and the manner in which streets
shall be graded and improved and to which water,
sewer and other utility mains, piping, connections,
or other facilities shall be installed. The planning
board may accept a bond, in an amount and with surety
and conditions satisfactory to it, providing for and
securing to the municipality the actual construction
and installation of such improvements and utilities
within a period specified by the planning board and
expressed in the bond; and the municipality is
granted the power to enforce such bonds by all
appropriate legal and equitable remedies. Such
regulations may provide, in lieu of the completion
of such work and installations previous to the
final approval of a plat, for an assessment or
other method whereby the municipality is put in an
assured position to do said work and make said
alterations at the cost of the owners of the
property within the subdivision."
Guided by such regulations, the Planning Board could
make a thorough appraisal of each subdivision and proposed
street, both in respect of the city's obligations and in
respect of the c ity plan. Then, if a case were put to
legal test, the city would be on the solid ground of
state law supported by precedent in other cities.
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The companion measure needed to go with Subdivision
(1)
Control is an Official Map of the city. It is simply a
scale map of all city property including street lines and
park lines, drawn by the City Engineer, approved by the
Council, and filed with the Register of Deeds. This map
may be amended by the Council from time to time, to
include new streets which have been accepted or major
streets and parks prescribed by the Planning Board for
the development the city plan
Once a subdivision plan or a major street plan is
accepted by due process and placed on the Official Map,
it takes on official status. It cannot be changed except
by the City Council, after due consideration and a public
hearing. The reason for all this care is to protect the
community and the city against random building which can
break up a planned street pattern, a school site, or a
parking lot reservation in a developing business section.
That is to say the Official Map is the ,vehicle of all
accepted physical planning, whether initiated by the
private developer or by the City Planning Board. It is
the approved record which shows at any time exactly how
far city development has progressed.
(1) The State Legislature authorizes the city to establish
an Official-Map under Chapter 53, Section 16-18, Revised
Laws of N.H., 1942. Bound into Addenda pagef/4.
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Section Summary
Keene needs a standard Subdivision Control ordinance
to give effect to the purposes of planning as set forth by
the City Planning ordinance. State law prescribes the
purpose and form of subdivision control which may be
exercised by municipalities. The principle is to place
upon the Planning Board responsibility for guarding the
quality of new developments and weighing city committments,
Subdivision control is the point where city planning
can be translated into good future communities. Without
subdivision control city planning can have only vague
influence. Experience in many cities has taught the need
for a process of control by systematic review of applicat-
ions for new subdivision developments.
In the past, the city's lack of a complete
procedure for reviewing street and subdivision schemes
has brought back costly mistakes.
Keene has an ordinance, Chapter 52, relating to
subdivision and street acceptance, which operates under
the City Engineer. The interests of various departments
and the policy level of city government are not included
in the prescription, but therefore actual practice has
been to refer important decisions to the Planning Board
or the City Council.
131
As this works out, neither the procedure nor the
responsibility for decision is clearly fixed.
A standard Subdivision Control ordinance is
prescribed by state law, and has been practiced by
Concord and New London. Under it, regulations would
be set up by the Planning Board covering efficiency and
economy of street development as well as the broader
purposes of city development prescribed by the Planning
ordinance.
An Official Map is needed to supplement the city
plan and Subdivision Controls. It is a scale map showing
existing streets and public lands; it may be abstracted
from the tax map which is now being developed. Proposed
new streets and changes in public lands would be entered
as amendments after due process. Only the City Council
can adopt or amend the Official Map. It serves as the
official record of progress in city development.
* *
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the proposed
City Development Plan
Figure page/k is a composition of the foregoing
surveys. It presents the pattern of desirable and
logical growth which Keene may expect in twenty years
time.
Most city growth is the private growth of housing,
industry, and business, but it all takes public money for
streets and services, and it all affects the quality of
the community. This report has carefully measured the
conditi ons and needs of housing, industry., and business
in order to plan how the growth of each should fit in
with the growth of the others for best all-around
efficiency.
The rest of the plan shows "public." growth
consisting of main streets, the public grounds of schools
and playgrounds and parks, and parking lots. Much more
goes with this than meets the eye; such important matters
as the capital improvement budget, zoning and subdivision
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regulations, and planning procedures involving the
Business Bureau, citizen groups, private developers,
and just plain interested citizens.
This map should be more than the Planning Board's
document under Section 7 of the City Planning Ordinance.
It should be presented as a model for everybody's mutual
thinking. It is a general scheme which should be made
precise in details as development moves ahead; as streets,
playgrounds, parking lots, housing areas and new
industry are put under construction.
Explanation of Various Features of the Map
New housing areas are shown more developed than may
be expected by 1970, because preliminary designs of
streets for "potential" subdivisions should anticipate
actual building. But over half of the indicated new
residential streets will be needed. The "Public
Housing Area" in the northwest corner should be
reserved for such purpose for ten years at least,
or until Keene's private housing progress proves
that it can offer decent housing at a price which people
now living in substandard housing can afford. The areas
marked for "Residence, All Classes Including Apartments"
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are located centrally where conversion to multiple dwellings
is taking place and zoning ought to define a satisfactory
low density. (The survey section on Housing ellaborates
these points.)
The business area downtown is shown approximately
as it is at present, with the addition of dispersed
parking lots to make it more efficient. New business
area is expected to grow on the south side of West Street
backing on the useful railroad siding. It should allow
at least a fifty foot parking bay along the front. With
adequate parking allowance, this area will cause no
traffic congestion. Elsewhere, business for the service
of each neighborhood is located at a logical focal
point of streets, with set-back for off-street
parking. Business migration in long ribbons extending
through residential sections should be discouraged.
(See pages 9940 143 )
Industrial buffer zones are shown bordering the
present industrial areas. These should be developed by
means of the zoning ordinance, and required in all new
industrial locations or alterations at the industrial
border. (See pages P7,// .)
The circumferential road should have a new rotary
in West Keene. Even if at first only the northern leg
extending across the river is built, the rotary should
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be constructed. According to national road standards(l)
a rotary is fully warranted when traffic reaches 500 cars
per hour. This intersection at the present time, without
the additional circumferential road, is carrying peaks of
400 cars per hour. The circumferential road plus twenty
years of West Keene growth plus regional traffic growth
would well exceed 500 cars per hour..
Additions to public land include playgrounds, a park,
school enlargements .and the swamp below Woodland Cemetary.
School sites at Tilden- Roosevelt, Wheelock, and the present
high school are shown enlarged. The site of Washington-
Franklin School, which is marked by the Harvard School
Survey for eventual demolition, should be reserved for
some public -use such as community center, an institution
or church, a hospital, or the extension of Greenlawn
Cemetary. The swampland should be acquired for a new
link of the circumferential road. The lowland lying
across the river from the KTC Athletic Field should also
be acquired by the city (1) as a right of way for the
circumferential road, and (2) as a park reservation
needed by the part of Keene lying south of the tracks
and west of Main Street.
(1) "A Policy on Rotary Intersections" American Association
of State Highway Officials.
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Parking lots are shown dispersed throughout the
downtown area to suggest a pattern which is (1) easy
for traffic and pedestrians, (2) covers the business
area and (3) allows a choice of locations and lower cost
land. (See pages //0-//5 .)
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zoning is instrumental to planning
Zoning revisions should be made to permit and
protect the development shown on the city plan. Zoning
is actually a planning function, that of protecting
desirable land use. Past zoning was prescribed without
a complete study of development trends. It is recommended
that zoning be revised wherever necessary to carry out
the city plan. The zoning map should be revised:
(1) To remove the ribbons zoned for business along
Marlboro and Washington Streets. This would be
particularly beneficial to Roosevelt and Wheelock
Schools.
(2) To create a local business zone at the focal
point of roads within each section of the city,
as shown on the City Plan.
(3) To require set-back of all new and altered business
construction to accomodate off-street parking in
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bays, and to permit future widening of the street.
(4) To delineate a "buffer zone" on the edge of the
industrial area so that future housing construction
on one side and factory construction on the other
side will observe this zone, and it will take shape
as an open space usable only for industrial yard
space, parking, open storage of non-obnoxious
character, or other such neutral use. The Planning
Board would make the delineation and definition of
the buffer zone precise, and offer it for amendment
of the zoning ordinance.
(5) To reclassify as "Restricted Residence" those
present "Residence" zones which lie on practically
unbuildable land (figureff paged). Applications
(1)
for building permits would be subject to the
following conditions:
(a) building permits may be denied for land that
is altogether unsewerable by city sewers and
by septic tanks (such unsewerable area to be
delineated by the City Engineer).
(b) building permits may be granted for land which
is unsewerable by city sewers but sewerable by
septic tanks on condition of large enough lot
size for adequate septic tank drainage fields
(1) These rules would apply to applications which are not
already subjected to critical review under subdivision
regulations.
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(a minimum lot size to be uniformly established
for each soil area by the City Engineer).
(c) building permits may be granted for locations
lying above or beyond city water pressure
sufficient for fire-fighting on condition that
lots be large enough to supply domestic water,
and to separate houses against danger of spreading
fire, (the minimum lot size to be uniformly
established by the City Engineer).
(d) building permits may be granted for locations
which call for exceptionally expenlsive road work
or roads above 15% grade on condition that the
builder pays the extra building and maintenance
costs. (The "average" building and maintenance
costs per dwelling unit should be calculated, and
established for reference purposes, by the Public
Works Department).
Applicants seeking to build houses on practically
unbuildable land would be subject to one or several of
these restrictions; the net effect would be to prevent
intensive residential development in places which would
lower health and safety standards and cost extraordinary
public expenditure.
The man who wished to build his house on a steep
hill or in a remote place would not be hampered, except
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that he could not charge the costs of a special road
and special sewer and water lines to public expense.
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tax policy to assist the plan
City tax policy should be consistant with the purposes
of the plan.
The valuation of necessarily large house lots should
not be based on size, but only on the fact that the lot is
a single house lot.
The valuation of industrial land lying in a "buffer
zone" should be so much lower than buildable industrial
land.that the owner would have no grievance whatever in
paying taxes on land which he could only use for parking
or yard space.
On the other hand, owners of first class residential
land in premium locations with city road and services
available should not be allowed an outdated low tax rate
which allows them to speculate and hold out under tax
advantage; in many instances public investment in roads,
utilities, schools and other adjacent developments have
added real value to the hold-out property.
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summary of main recommendations
1. Keep the city plan in effect by staff work on
refinements and specific applications.
2. Undertake capital budget studies with the object
of putting the city budget on a long-range capital
improvement basis.
3. Adopt the standard Subdivision Control ordinAnce
prescribed by Chapter 53, Sections 19-29, Revised
Laws of New Hampshire, 1942.
4. Establish an Official Map of Keene, as authorized
by Chapter 53, Sections 16-18, Revised Laws of
New Hampshire, 1942.
5. Introduce certain zoning changes for the protection
of the city plan.
6. Adopt certain points of tax policy to assist the
purposes of the city plan.
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7. Encourage cooperation between subdivision developers
and the Planning Board, particularly in the first
stages of subdivision design.
8 Build two essential playgrounds "J" and "K", and
improve other playgrounds by enlargement and
equipment.
9. Develop community center facilities, including a
year-round swimming pool, in connection with the
proposed new high school*
10. Immediately commence a parking lot program, and
follow it up with certain parking removals and
traffic changes in the downtown area.
11. Begin detail planning on the Federal Urban Aid
circumferential road, "Keene Outer Circle".
12. Begin detail planning on the downtown loop street,
"Central Circle".
*
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what wou d it cost under planning?
The purpose of a table of payments is to show the
Keene taxpayer what magnitude of costs would be involved
over the twenty year period. He may get a relative idea
by comparing the annual cost of these planned projects
with the capital item allowed in the 1950 Keene budget
(last column).
It should be clearly understood that this program
consists of items not extra, but necessary to the city.
These costs would have to be undertaken sooner or later,
even without a city development plan. If not in a program,
they may very likely turn out to be higher because they
would come as "emergency costs" or "patchwork costs" or
"alternative costs" of projects which finally just had
to be done somehow. Prior planning can put economical
"know-how" in place of the wasteful "somehow".
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SUGGESTED SCHEDULF OF PAYNTS FMR PROJECTS
COVERED IN THE CITY DEVELOPMWNT PLAN
(based on estimated construction costs,
large items covered by loans at 2% interest)
(1)
New High School or
Jr. High School
$70,000
69,000
68,000
67,000
86,000
65,000
64,000
63,000
62,000
61,000
60,000
59,000
589000
57,000
56,000
55,000
54,000
53,000
52,000
51,000
#1,110,000
(2) (3)
New Public Works Construction Two
Garage & Hdqters City Parking Lots
$6,000
5,900
5,800
5,700
5,600
5,500
59400
5,300
5,200
5,100
$55,500
$2,000
2,000
2,000
2,000
$8,000
(4)
Circumferential
Road
$35,000
34,500
34,000
33,500
33,000
32,500
32,000
31,50)
31,000
30,500
30,000
29,500
29,000
28,500
28,000
27,500
27,000
26,500
26,000
25,500
$605,000
(5)
Downtown Loop
Street
32,400
2,320
2,280
2,240
2,200
2,160
2,120
2,^00
2,040
F22 ,220
(6)
Pl ayground
"Ji"
t1,800
1,770
1,740
1,710
1,680
1,650
1, 620
1,590
1,560
1,530
,16,650
(a)
Pla grund
]K
*1800
1*770
1 740
1,710
1,680
1*650
10620
1,590
1,580
1,530
#16,650
(6)
"Riverside
Park*
$1,800
1,770
1,740
1,710
1,680
19680
1,620
1,590
1,580
1,530
$16,650
Total Cost
Annually
$114,800
113,170
11,9540
109,910
106,280
1089850
107,150
105,450
103,750
102,050
95,650
94,050
92,450
90,850
89,250
84,150
82,620
81,090
79,560
78,030
(7)
Total without Compare with
High School 1950 Capital
Budget
0128340
$44,800
44,170
43,540
42,910
40,280
439850
43,150
42,450
41,750
41,050
35,650
35,050
34,450
33,850
33,250
29,150
28,620
289090
27,560
27,030
Notes: 1. Estim. $1,000,000
2. Estim. $50,000
3. Cost of construction of the two city lots,
Central Junior High School site and rear
of City Hall, estim. $4,000 each, including
lighting. The other lots would be self-
amortized by special bond issue and parking
meter revenue. See pages_*_
4. 8.7 miles of road, half of which would be new and h ufr.
improvement of existing rogdway, and two new oridges,
Eatim. $1,000,000. Under Federal Urban Aid plan Keene
rould pay 50%, or L500,000.
5. 000' of street widening and realignment, including 300'
of new links. Estim. (20,000.
6. Land acouisition plus planned layout and equipment.
"'Stim.. (l5,000 each.
7. New high school construction would be chargeable under
Union School District bddget.
1951
1952
1953
1954
1955
1956
1957
1958
1959
1960
1961
1962
1963
1964
1965
1966
1967
1968
1969
1970
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in conclusion
Surveys, plans, and recommendations are in a sense
only surface treatment of the living community which lies
beneath; the people who know each other, work with each
other, look at each other's houses and neighborhoods,
pay taxes together and argue town affairs together. The
numerous personal contacts that it took to develop this
report invariably impressed the writer with the civic
interest that is very much alive in Keene today, as it
must have been in town meeting days.
The faults today are not expensive to correct because
this civic interest kept at work. Good taste and judgement
avoided the slums and serious blight which characterize
other towns of Keene's age. Nowadays, with the deluge of
traffic and the pressure of growth working against an old
pattern, some problems are getting too stiff for solution
by good taste alone. But it is still the most important
element to make any technical plan work.
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people just naturally assume that their houses
must also be good homes in good neighborhoods with
good streets and city services, and that it is
their right as taxpayers to get these things.
Which is why city planning will work in Keene.
ADDENDA
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CHAPTER LI
CITY PLANNING BOARD
SECTION 1. That the provisions of Chapter 55 of the
Public Laws of New Hampshire, 1935, as amended by Public
Acts of New Hampshire, 1937, be hereby adopted by the City of
Keene, for the creation of a City Planning Board, in so far as
below set forth.
SECT. 2. That said City Planning Board shall consist of
nine members, namely, the Mayor, one of the administrative
officials of the municipality, who shall be selected by the Mayor,
and a member of the City Councils who shall be selected by the
City Councils, the first three members above named being ex-
officio members of said City Planning Board, and six persons
who shall be appointed by the Mayor.
SECT. 3. That all members of said City Planning Board
shall be residents of said city and shall serve as members with-
out compensation and the appointed members shall hold no
other municipal office, except that one of such appointed mem-
bers may be a member of the Zoning Board of Adjustment. The
terms of ex-officio members shall correspond to their respective
official tenures, or in case of an administrative official selected
by the Mayor shall terminate with the term of the Mayor select-
ing him and/or her. The terms of the appointed members shall
be as follows: one for one year, one for two years, one for three
years, one for four years, one for five years, and one for six
years, and thereafter terms of appointed officers shall be for six
years each. Vacancies occurring in membership of the said
City Planning Board, otherwise than through the expiration of
the term shall be filled.for the duration of the unexpired term
by the Mayor, except in case of the member selected by the City
Councils, wherein if such a vacancy occur it shall be filled by
appointment by the City Councils.
SECT. 4. Members of the City Planning Board, other
than members selected by the City Councils may, after public
hearing, be removed by the Mayor for inefficiency, neglect of
duty, or malfeasance in office. The Mayor shall file with the
City Clerk a written statement of reasons for such removal.
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SECT. 5. The said City Planning Board shall elect its
chairman amongst the appointed members and create and fill
such other offices as it may deem necessary for its work. The
term of the chairman shall be one year, with eligibility for re-
election. The said Board shall hold at least one regular meeting
in each month. Said Board shall adopt rules for the transaction
of business and shall keep a record of its resolutions, transac-
tions, findings and determinations, which record shall be a pub-
lic record and kept in an office designated for said records.
SECT. 6. The said Planning Board may appoint such em-
ployes as it may deem necessary.for its work, whose appoint-
ment, promotion, demotion and removal shall be subject to the
same provisions of law as govern other corresponding civil
employes of the municipality. The said Planning Board may
also contact with city planners, engineers, architects, and other
consultants for such services as it may require. The expendi-
tures of the Planning Board, exclusive of gifts, shall be within
the amounts appropriated for that purpose by the City Councils.
SECT. 7. It shall be the function and duty of said Plan-
ning Board established under the provisions of this Ordinance,
to make and to perfect from time to time, so far as funds appro-
priated for such purpose will permit, a city plan, for the develop-
ment of the municipality, including any areas outside of its
boundaries which, in the Planning Board's judgment, bear rela-
tion to the planning of the municipality. Such city plan, with
the accompanying necessary mapsplats, charts and descriptive
matters, may be designated with the intention of showing as
fully as is possible and practical the said Planning Board's
recommendations for the desirable development of the City.
SECT. 8. In the course of -the preparation of such city
plan the Planning Board may make careful and comprehensive
surveys and studies of existing conditions and of data and in-
formation relative to the probable future growth of the muni-
cipality and its -environs. The city plan shall be made with the
general purpose of guiding and accomplishing a co-ordinated,
adjusted, and harmonious development of the municipality and
its environs which will, in accordance with existing and prob-
able future needs, best promote health, safety, morals, order,
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convenience, prosperity, or the general welfare, as well as effi-
ciency and economy in the process of development; including
among other things, adequate provision for traffic, the promo-
tion of safety from fire and other dangers, adequate provision
for light and air, the promotion of good civil design and ar-
rangement, wise and efficient expenditure of public funds, and
the adequate provision of public utilities and other public re-
quirements.
SECT. 9. The Planning Board may adopt the city plan as
a whole by a single resolution or may by successive resolutions
adopt successive parts of the plan, said parts corresponding with
major geographical sections or divisions of the municipality or
with functional subdivisions of the subject matter of the plan,
and may adopt any amendment or extension thereof or addition
thereto. Such city plan shall be a public record, but its purpose
and effect shbUTesoel t-o"akfte~ lnnin Board in the per-
forniance of its duties. The adoption of the city plan or any
amendment thire6 T shI by resolution carried by the affirma-
tive votes of not less than a majority of all the members of the
Planning Board. The resolution shall refer expressly to the
maps, descriptive matter, and other matters intended by the
Planning Board to form the whole or part of the plan, and the
action taken shall be recorded on the adopted plan or part
thereof adopted by the identifying signature of the chairman or
secretary of the Planning Board, and a copy of the plan or part
thereof shall be certified to the City Councils.
SECT. 10. The Planning Board shall have authority to
promote public inferest in and understanding of the city plan
and of the official map-of the municipality as hereinafter des-
cribed and to that end may publish and distribute copies of the
city plan, or of the aforesaid official map, or of any report and
may employ such other means of publicity and education as it
may deem advisable. Members of the Planning Board, when
duly authorized by the said Planning Board, may attend city
planning conferences or meetings of city planning institutes or
hearings upon pending city planning legislation, and the Plan-
ning Board may, by resolution spread upon its minutes,'pay the
reasonable traveling expenses incident to such attendance. The
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Planning Board shall have authority to make such investiga-
tions, maps and reports, and recommendations in connection
therewith, relating to the planning and development of the
municipality, as seem desirable to it. The Planning Board may,
from time to time, report and recommend to the appropriate
public officials and public agencies programs for the develop-
ment of the municipality, for the erection of public structures
and improvements and for the financing thereof. It shall be a
part of the Planning Board's duties to consult and advise with
public officials and agencies, public utility companies, civic,
educational, professional, research, and other organizations, and
with citizens with relation to the protecting or carrying out of
the city plan, and to make recommendations relating to the
development of the municipality. The Planning Board shall
have the right to accept and use gifts for the exercise of its
functions. All public officials shall, upon request, furnish to the
Planning Board, within a reasonable period of time, such avail-
able information as it may properly require for its work. In
general, the Planning Board may be given such powers as may
be necessary to enable it to fulfill its functions, promote muni-
cipal planning, or carry out the purposes of this Or'dinance;
provided the total expenditures of said Board shall not exceed
the appropriation for its expenses.
SECT. 11. The Planning Board may, from time to time,
recommend to council amendments of the zoning map or addi-
tions thereto to conform to the Board's recommendations for
the zoning regulation of the territory comprised within ap-
proved subdivisions.
SECT. 12. All ordinances and parts of ordinances incon-
sistent herewith are hereby repealed.
Population Statistics
1910
U. S. (000)
New England
New Hampshire
Cheshire
County
Claremont
Laconia
Roches ter
Dover
Portsmouth
Keene
Combined Cities
1920
92,407 106,466
6,552,681 7,400,909
430,600 443,300
30,659
7, 529
10,183
8,868
13,247
11,269
10,068
30,975
9,524
10,987
9,673
13,029
13,569
11,210
1930
123,077
8,166,341
465,300
33,685
12,377
12,471
10,209
13,573
14,495
13,794
1940
131,970
8,437,290
491,500
34,950
12,144
13,484
12,012
14,990
14,821
13,832
1950
143,148
9,350,000
1960
148,393
1970
150, 476
9,876,000 10,363,500 (hAgh)
9,427,000 9,450,000 (low)
551,500
39,600
13, 000
13,830
13,250
16,200
18,600
15,750
67,902 76,919 81,283 90,630Total 61,1l64
Sources of Population Data:
U.S. data - - - - - - - -U.S. Census Bureau
New England- - - - - - -
New Hampshire-------
Cheshire County - -
Census Bureau, U.S. Dept. of
Agri., and Scripps Foundation
joint publication "Prospects
for the Regional Distribution
of the Population of the U.S."
U.S. Census, First National Bank
of Boston.
U.S. Census, N.H. State Employ-
ment Service, local newspaper
estimates.
Cities- - - - - - - - - -U.S. Census, N.H. State Employ-
ment Service, local newspaper
estimates.
Keene - - - - - - - -- U.S. Census, Keene City Directory
1949-50 issue.
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Date
Firm
Dear Sir:
You are asked to cooperate with the Business
Bureau and the City Ph nning Board by filling
out this questionnaire.
It is part of a broad-guage study of economic
and population trends in Keene, which is
essential in long-range planning of streets
and parking, water supply,sowerage , utilities,
zoning, public buildings and other services to
industry, residence and commerce.
If, for any reason you desire not to answer
all questions, the balance of information
would nevertheless be acceptable and helpful.
You will note, in reading over this question-
naire, that care has been exercised to keep
the questions factual and to avoid indiscretion
and vagueness. The information sought is of a
statistical nature about Keene industries in
total, rather than about any plant in particular*
The individual returns will be kept in strict
confidence and the statistical results will be
applied only in the proper context of a planning
report and planning maps.
These are to be put into useful form during
the coming summers
Although the main porpose of this project is to
provide fundamental planning material for the
Business Bureau and the City Planning Board,
you are hereby invited and encouraged to examine
this material for any assistance it may offer
to your own business plans#
Chairman, -- . Chairman,
City Planning Board Keene Business Bureau
PART ONE -* a UTIOITS ON EMPLOYMENT
1. Classify the elployment in your plant:
supervisory
skilled
clerical
unskilled
2. Approximate the size of your normal employment:
during 1930 to 1935
1935 to 1940
1940 to 1945
1945 to 1950
3. Check the ..ain considerations which normally govern the size
of your employment force:
the general business cycle
the immediate market conditions in your product
i-iprove:ients in machinery or process which are
m1aking your labor more efficient
a planned increase or decrease of plant size
other consideration (specify)
4. Along the lines of the above considerations, make an
approximate estimate of the size of your employment:
1950 to 1960
1960 to 1970
(For this answer assume a continuation of the present
general business conditions and leave out the poss-
ibility of a major depression or a war.)
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PART TWO - - QUESTIONS ON PLANT LOCATION
5. In the column below, check the
main factors which need to be
considered in locating a plant
of your type ,dithin any
industrial city the size
of Keene.
a) Large floor space or
specially designed building
(underline which).............
b) Large o' specially equipped
c) Direct highway connections.......
d) Direct railroad connection.......
e) Nearness to large water supply
and drainage..................
f) Nearness to source of raw
material or production material..
g) Avoid location near other
industrial plants which
create fumes, smoke, vibration..,
h) A labor supply of special
quantity, special skill,
or certain wage levels
(underline which)................
i) An established local market
for your type of product.........
j) Cost and/or adequacy of
transportation service..........
k) Cost of fuel or power..,.........
1) State or local taxes
(underline which).............,..
m) Specify any other factor
/7
In the column below, check
those factors which would
improve considerably your
present plant sOt--up, Add
any other factors, or
elaborate on any, at the
bottom of this page_
a) Larger floor space or
specially designed addition
or new building (underline which).. .0.. ...
b) Larger or specially equipped yard,.........
c) Direct highway connectionse................
d) Direct railroad connection.........,.......
e) Nearness to large water supply
and drainage ...
f) iNarness to source of production
material or raw material........4 *
* be .~ p. S
* @5 I **64
g) A location avoiding other industrial
plants which create fumes, smoke,
or vibration.....
h) A labor supply of special quantity,
special skill, or certain wage levels,....
i) An established local
market fcr your type
or regional
of product...
j) Lower cost fuel orpower.................4.
k) Lower State or local taxes.................
1) Lower cost and/or bettor service
in transportation ...
m) Specify other factor, or elaborate on any of the above:
(Use other side of this page if necessary.)
6.
*. ..... *
......... *
7. What T oportion of your product is distribute d:
__ in the immediate locality of Keene
_ in this region, within miles
# in national market
8. That proportion of your raw material or production
material comes from:
% immediate locality
_ in the region, within miles
% nationally
9. If a substantial part af your raw or production
materials come from local sources, do you anticipate
adequate supply fo : 5 years
10 years
20 years
10. If a substantial part of your distribution is within
the region of Keene, is the area or consumption
increasing _, decreasing , or remaining the same
PAiRT THREE -- QUESTIONS ON TR2.DING', .RE-,'
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CITY OF KEENE
LETTER OF TRANSMITTAL
The School Board
Keene, New Hampshire
Ladies and Gentlemen:
I transmit herewith the report of the "Survey of the School
Building Needs of Keene, New Hampshire", authorized by you,
with specification, on December 12, 1949.
This report contains the recommendation for the develop-
ment of an adequate, modern plant for the School District of
Keene. It represents the result of a careful appraisal of the
present plant, a study of the program of instruction, and an
analysis of future school population and of related geographic
factors.
These conclusions and recommendations are based on de-
tailed studies which, while not essential in order to enable you
to proceed with your building program, may be of value to
those who wish to study further into the conditions underlying
the present problem. We shall, therefore, submit them to you
in the near future for your use.
The Survey Committee wishes to express its appreciation to
Superintendent of Schools, Laurence 0. Thompson, who consist-
ently extended to us every courtesy and his full co-operation,
and who provided us with the necessary basic data for this
report.
As a School District, Keene must be careful of its resources,
both human and material. It cannot afford to maintain a school
plant that is not in every way capable of facilitating the best
type of educational program which it is possible to provide for
the children and youth of the community. The function of this
report is to serve as a guide in the development of such a plant.
It is our hope that it contains a program which the people of
Keene will accept and upon which they will act.
Very truly yours,
CYRIL G. SARGENT,
Director, Center for Field Studies.
CGS/cb
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THE SURVEY COMMITTEE
Homer W. Anderson, Lecturer in Education, Graduate School
of Education, Harvard University, Director of the Survey.
Alfred D. Simpson, Professor of Education, Graduate School of
Education, Harvard University.
Cyril G. Sargent, Assistant Professor of Education, Graduate
School of Education, Harvard University, Director of the
Center for. Field Studies.
THE SURVEY STAFF
William B. Black, Principal of the Franklin and Montrose
Schools, Wakefield, Massachusetts.
Paul E. Farnum, Administrative Field Agent, State Depart-
ment of Education, Concord, New Hampshire.
Edward C. Manning, Director of Guidance, Woburn, Massachu-
setts.
Edward Martinson, Superintendent of Schools, Billerica, Mas-
sachusetts.
Harry S. Merson, Superintendent of Schools, Ipswich, Massa-
chusetts.
Paul L. Reason, Supervisor of Veterans Education, State De-
partment of Education, Concord, New Hampshire.
Albert G. Reilly, Principal, Junior High School, Framingham,
Massachusetts.
Harold A. Rice, Formerly Headmaster of High School at Keene,
New Hampshire.
Edward S. Underwood, Graduate Student, Harvard University.
'SCHOOL BUILDING NEEDS OF KEENE,
NEW HAMPSHIRE
In its study of Keene's school plant, the Center Field Stud-
ies of the Harvard Graduate School of Education has had, in
addition to the services of three staff members of the School, the
benefit of the study and investigations of a number of experi-
enced school administrators. This group of men were the
members of a graduate seminar on School Plant Planning
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under the direction of Dr. Homer W. Anderson. All of these
men have visited Keene, some several times to study various
aspects of the problem. They visited and analyzed every
school; they ranged over the entire city; they studied
maps of Keene to be familiar with its zoning, the location of
industries, its traffic laws, and streets; they investigated popu-
lation growth, as shown by the record of births, the growth in
school population, building permits and the like. They made
themselves thoroughly familiar with the facts and factors
which must be brought to bear on the development of the future
school plant in Keene.
KEENE'S TWO BASIC NEEDS
Keene, just like nearly all American Communities, whether
located in New England, the Midwest, the West, or the South
has a school plant which expanded without much guidance and
certainly without any over-all planning.
The first basic need for Keene, therefore, is a design or
blueprint of the total school plant which may be needed in the
future. Such a plan must be adopted by the school and city
officials as the guide for all future school plant construction.
No community can afford to spend any money for school build-
ings without the knowledge that the money so spent is wisely
spent. This can be done only when school buildings for the edu-
cation of children from the kindergarten through the high
school are built in accordance with a carefully drawn up, func-
tional plan for the development of the entire school plant in
which all elements fit together in a unified whole, just as the
building of a home must follow the architect's blueprints if it is
to fulfill its intended objectives. Therefore, the first step in this
report is to present such a plan for Keene.
The second basic need, which is becoming increasingly evi-
dent as times goes on, is tie alleviation of pressure on available
building facilities resulting from increased enrollments. The
crowded condition of elementary classrooms is developing at a
time when some of the school buildings in Keene have outlived
their usefulness and should be abandoned.
82
SCHOOL REPORT
The second purpose of this report is to present the first
steps, which Keene should take immediately to relieve the pres-
ent outgrown and outmoded school plant.
LONG RANGE PLAN OR BLUEPRINT
The future development of Keene's school plant should be
in line with a long range plan or blueprint. Such a plan de-
pends on many factors which are of great importance. The
following seem to bear most significantly on the situation in
Keene:
(1) Keene's Characteristics as a Community
The city of Keene covers a sparsely settled rural, as well as
thickly settled, urban areas. The main population is centered
in a section east of the river about a mile wide and two miles
long. A second residential section is developing toward the
northwest. In planning the school plant, therefore, schools
within walking distances should be provided in the residential
areas, and provisions should be made in one or more of these
areas for the children living outside them, so that they may con-
tinue to be transported to these modern schools.
Keene is a manufacturing city; the principal industries
being woodusing, textiles, leather products and machinery
other than electrical. There seems to be no immediate prospect
of acquiring new manufacturers or of losing old. There has
been no significant housing boom nor have there been any large
housing units constructed. The city engineer estimates that of
the approximate 600 dwellings added since 1942 about 200 have
been built in the last four years to a total in the neighborhood
of 4,500 residence buildings. Of these, maybe half are owner
occupied and half tenant occupied. There are comparatively
few houses either for sale or for rent.
United States Census figures show a total population of
13,794 in 1930 and 13,832 for 1940.. The city has not been a
rapidly growing community. It is optimistic, perhaps, to esti-
mate a population of 15,000 in 1950. Since the births have
doubled since 1930, it is fair to assume that schools must be
planned for a growing school population.
(2) The location of industries and business
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In Keene, the main section of the city is divided by the
railroad running generally east and west. Along these tracks
the industrial section has been built up, creating a dividing line
across which elementary school children should not be required
to walk to school. The location of the business and industrial
sections is shown on Map I.
The river further divides the city, north and south. Thus,
Keene is divided into four distinct areas, which affect long
range planning of the elementary school plant.
(3) The status of the present school plant
Some buildings are nearly new. Obviously, such buildings
must remain in the long range plan. Keeen has only three
buildings which were built within the past twenty years. They
are: the Fuller School-1936; the Cleveland school-1940; and
the second high school addition erected in 1940. The survey
group would hesitate to recommend the discontinuance of such
elementary schools as the Roosevelt, built in 1922, and the
Symonds, erected in 1928. The future school plant must, there-
fore, include these buildings. The high school, too, with proper
upkeep, will be good for many years.
All other buildings have paid good dividends on their
investment and should in time either be replaced or discon-
tinued, depending on whether or not they are properly located
with reference to the area to be served.
The survey staff rated the buildings with regard to safety,
cost of maintenance, and possibilities of rehabilitation. The old
buildings, even with the additions erected in the 1920's, lack
the type and quality of construction and materials commonly
found to be most desirable, for insuring the safety of children.
Also, they are without many of the better features and facili-
ties provided in up-to-date schools. For these reasons they
should be discontinued or replaced as rapidly as possible.
1. Central Junior High erected in 1876. It-consists of
three stories above the basement, with the assembly room on
what is really the fourth floor.
2. Wheelock; the original building was erected in 1885.
and the addition in 1927.
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3. Tilden; first unit built in 1892 and the addition in 1927.
4. Washington; 1896.
5. Lincoln; first unit built in 1899 and the addition, 1925.
6. Franklin; first unit 1906; addition, 1930.
In other words, in the long range plan, these buildings
should be marked either for discontinuance and the land used
for other purposes, or should be replaced with safe, economical,
and educationally practical school buildings.
To summarize the status of the school plant, the following
buildings should definitely remain in the ultimate future school
plant:
1. The High School
2. Roosevelt Elementary
3. Symonds Elementary
4. Fuller Elementary
5. Cleveland Elementary
The sites of other existing schools may fit into the long
range future plan, but as far as the buildings themselves are
concerned, they need not be taken into account. This does not
mean that they will be immediately' discontinued in one great
big program, but rather that they will be replaced over the
next few years as rapidly as Keene feels able to carry out the
provisions leading up to the fulfillment of the ultimate design
of the future school plant.
(4) The type of school organization which is best for
Keene.
It seems that Keene's present school organization is as
follows:
(a) Elementary schools with a kindergarten and grades
one to six, inclusive.
(b) Junior high schools with grades seven and eight, and,
(c) High school with grades nine totwelve, inclusive.
The survey staff believes that this organization tends in
the right direction. It is certain, however, that the three small,
so-called junior high schools in Keene cannot fulfill the pur-
poses of a varied education which require facilities for aca-
demic subjects; science laboratories; shops, home economics;
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art; music, both vocal and instrumental; physical education
and athletics; and guidance. We, therefore, recommend that
all pupils in Keene in grades seven, eight, and nine be combined
in one junior high school, and that the organization of the
schools underlying the long range planning to be as follows:
a. Elementary schools, kindergarten to grade 6.
b. Junior High School, Grades seven, eight, and nine.
c. Senior High School, Grades ten, eleven, and twelve.
(5) The number of elementary schools ultimately needed
in Keene.
The number of elementary schools required depends on
the distances small children should be required to walk to school
with safety. This is usually set at one-half mile. Elementary
schools in the thickly settled portions of a city should, there-
fore, be from three-fourths of a mile to one mile apart. How-
ever, in many communities, there are natural or other barriers
which require the use of small, primary or neighborhood
schools. This, it has been found, is the case in Keene.
A look at Map II shows the tremendous overlapping of the
circles with a one-half mile radius drawn from each of the
present elementary schools as centers. It is, therefore, quite
evident that Keene has more elementary schools than necessary.
This means that all elementary schools are too small to afford
professional leadership and such facilities as assembly rooms
and gymnasiums. In the design of the ultimate school plant,
this situation should be corrected.
THE FUTURE SCHOOL PLANT
Elementary School Plant
It would appear, therefore, that in the future school plant,
there should be a reduction in the number of elementary schools
which accommodate all grades from the kindergarten to the
sixth grade. It seems, too, that Keene should look forward to
three and not over four area schools for all elementary grades,
and a number of smaller schools for the younger children in
the kindergarten and grades one to three or four.
Map III shows an elementary school plan for Keene, mod-
eled after these suggestions. This plan is based on a maximum
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walking distance of one-half mile or less for small children, the
elimination of the necessity for these children to cross the rail-
road tracks, the industrial area and Washington Street from
the business center to Fuller Park. The plan retains the newer
schools and sites of older school which are properly located in
the area to be served.
It also provides for four area schools and three small neigh-
borhood schools. As was pointed out, this plan saves children
from dangerous crossings. It does not, however, effect a large
reduction in the number of schools needed to serve Keene. It
eliminates Washington and Franklin ultimately from the ele-
mentary school plant. It is expected that Wheelock, Tilden,
Roosevelt, and Symonds will be full kindergarten and sixth
grade area schools; and that Cleveland, Fuller, and Lincoln will
be neighborhood schools housing the kindergarten and grades
one to three or four inclusive. In this plan, new Wheelock and
Tilden schools should be planned with at least twelve class-
rooms, including kindergarten and other facilities.
The Secondary School Plant
Junior high school youngsters can be expected to walk one
mile or more to school. In Map IV a circle with a mile radius
has been drawn from the present high school as the center. It
seems clear that this location is ideal for a junior high school.
It is within a walking distance of one mile for a vast majority of
the pupils in grades seven to nine. One junior high school should
be the quota for Keene, at least until some long distant future
when another junior high school may be needed in the north-
western section of the city.
Keene should provide for a senior high school for grades
ten, eleven, and twelve, and probably should anticipate the
establishment of advanced secondary education for grades
thirteen and fourteen, or a junior college. These more advanced
educational opportunities are rapidly becoming an important
part of the American educational plan.
The size of the new high school building will depend pri-
marily, of course, upon the number of pupils to be housed in it.
The present enrollment of grade ten, eleven, and twelve is 723.
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However, in view of the fact that the effect of the marked
increase in the birth rate during the years 1942-1947 will not be
felt in the senior high school before 1957, the present enroll-
ment is expected to decline over the next six or seven years.
In fact, it is estimated that this downward trend will result in
an enrollment of 600 or below before the present figure will be'
exceeded.
However, Keene's policy with respect to the admission
of pupils from outlying districts, as well as the plans of such
districts for the education of their youth, will naturally have a
bearing on the size of the high school needed. As the commer-
cial and cultural center of the entire Monadnock region, Keene
may be expected to attract pupils from other communities in
increasing numbers, particularly if her future policy should be
one of encouragement, as it appears to be at present. This is
especially true if instruction in agriculture and other subjects
closely related to the interests and needs of rural youth should
be included in the curriculum of the proposed high school. Con-
sequently, the probability of larger registrations from outside
communities should be taken into account in determining the
size of the new high school. Conceivably it should be designed
for an enrollment of 800, and serious consideration of a build-
ing of this capacity is recommended.
The location of the high school is not so dependent upon
walking distance as are the locations of elementary and junior
high schools. The strongest factor in the placement of a high
school is adequate acreage for play and practice fields, and for
the development of agricultural projects. Keene should, there-
fore, go outside of the thickly settled areas for its high school
site.
OTHER IMPORTANT FACTORS
Sizes of school sites to adequately take care of present and
future needs.
Elementary sites should contain from five to ten acres, if
there is to be adequate space for the building and possible future
additions to the building; landscaping with lawn, shrubs, trees,
walks and driveways; playground for little children separated
from those of larger children; and play areas for the older
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children, which are large enough to provide softball diamonds,
soccer field, and general play areas.
A Junior High School should have adequate play areas for
football, baseball, tennis, archery, soccer, softball, and track.
These should be provided on the grounds or in the immediate
neighborhood, and, ideally would require ten to fifteen acres.
A senior high school needs practice fields for each season's
sports and a stadium for football, track, baseball, and all sorts
of pageantry. These would require from twelve and twenty
acres for a school the size of Keene's.
Characteristic of a good elementary school
We have learned so much during the last fifty years about
how children grow and learn that it has been necessary to
change our concept of the elementary school; of course, the
revolution hasn't been nearly as great as the change from the
horse and buggy to the high-powered automobile, or as devas-
tating to old methods of communication as the transmission
of programs over the air without visible or tangible contacts.
Nevertheless, there has been substantial change for the
better. Schools are better human institutions. They give chil-
dren a better chance to grow and develop as physical, mental
human beings, with sensibilities, feelings, talents, and ambi-
tions.
To grant better opportunities to develop as human beings
has meant changes in methods of instruction, and in the variety
of school facilities needed. Classrooms, today, are laboratories
for the study and the acquisition of the basic skills; for work
in health, art, handwork, music, and science; and for the devel-
opment of good personalities and democratic human relations.
Such a program requires more physical activities by children,
more space for the broader program, better lighting and ven-
tilation for the promotion of health and personality.
The modern building, therefore, has larger classrooms; it
is provided with play and assembly rooms, library, health clinic,
and rest rooms. It has no basement or cellar except for the
heating plant.
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There is a tendency in some sections of the country toward
the one story building. Two story buildings have no classrooms
below grade level. The building with three floors has disap-
peared. Whether a community builds one or two story schools
depends on the size of the ground available for the school
building and the school's all-round outdoor program.
The modern junior high school
The modern junior high school attempts to meet the needs
of the pre-and early adolescent youngster ranging in age from
twelve to fifteen years. These boys and girls are expanding
rapidly in their physical, mental, and social characteristics.
Their interests too are broadening in scope and deepening in
insight. They are beginning to think as adults, or at least to
think of themselves as adults. They ne'ed, however, guidance
and learning experiences in the broad fields of social relations,
cultural activities, intellectual pursuits, vocational skills of
various sorts, and health and physical activities.
The junior high school building must reflect this program
for these youngsters. It means that provisions must be made
for classrooms, science laboratories, music and art rooms, home
economics, shops, auditorium, library, gymnasium, counselling
and conference rooms, health clinic, emergency rest rooms, and
cafeteria.
The present high school building can be economically con-
verted into a junior high school.
The modern senior high school
The senior high school, in addition to providing for the
usual school activities, should be a center for much of the com-
munity's recreational and social activities. These should be
provided for both inside and outside the building. An auditor-
ium and a library; a gymnasium large enough to accommodate
a good sized audience at atheltic and social events; a swimming
pool, lockers and showers for community uses, as well as school
uses, should be provided. Outdoor play fields, running track,
and tennis courts are needed for both the boys and girls in
school and for out of school youth and adults in the community.
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IMMEDIATE NEEDS
Based on the complete study of all the factors involved in
analyzing Keene's needs, including the prospective increase in
the school population brought on by the doubling of the num-
ber of births in 1947, 1948, and 1949 over those of 1930's, there
seem to be two urgent needs. They are:
1. Abandonment of Central junior high school building
and the organization of -one junior high for all pupils in grades
seven, eight, and nine.
2. Provision for housing the growing elementary school
enrollment, and abaxidoning the use of basement rooms now
used for kindergarten children in several buildings. It is con-
servatively estimated that about twelve additional elementary
school classrooms will be needed by 1954.
3. Adoption of a program for the replacement of the
older, unsafe and inadequate elementary school buildings.
These problems demand an answer to this question, How
shall these urgent needs be metI
The survey staff recommends the following steps:
1. Erect a new senior high school with a capacity for 800
pupils in grades ten, eleven, and twelve, preferably on or
adjoining Wheelock Park. A street projected eastward from
this site across Ashuelot River to Court Street will give walk-
ing access to many high school girls and boys living north of the
business district.
2. Convert present high school into a junior high school
for grades seven, eight, and nine. Study of the high school
building indicates that it can be adapted very nicely to accom-
modate the junior high school program for all the seventh,
eighth, and ninth grade pupils, and have room both for six sixth
grade classes and for some growth in the regular junior high
school enrollment. It should be pointed out, that.if the sixth
grade pupils are placed in this building to help accommodate
the elementary school children through the bulge in elementary
school enrollment, they can be returned to the elementary
schools when the bulge has passed into the junior high school.
3. Secure additional land at Wheelock, Lincoln, and Til-
den schools preparatory to replacing these old buildings with
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new buildings and for the enlargement of the playgrounds
which are now wholly inadequate. Secure additional land at.
the Roosevelt School. The total area of the Wheelock school
grounds is only 1.35 acres, Lincoln has .74 acre, Tilden only 1.5
acres, and Roosevelt slightly over 2 acres.
4. Purchase land adjoining the high school property to
give the junior high school outside play areas. The acquisition
of Lots 41, 42, and 60 would help materially; the rest of the
block over to Roxbury Court should be secured as rapidly as
possible.
5. Rehabilitate Franklin School so that it may be used for
an elementary school during the progress of the building pro-
gram. When. this has advanced to the point where the use of
the classrooms in the Franklin School is no longer needed, it
should be abandoned.
6. Remove the old Washington building and make the
space available for more adequate playground facilities in the
area.
7. Plan to replace the Wheelock school with a completely
modern school building consisting of at least twelve regular
classrooms, kindergarten, small assembly room with stage and
fixed seating capacity for 250 to 300, a playroom about forty by
sixty feet and all other accessory rooms, such as offices, health
service room, conference rooms, teachers' room, storage rooms,
toilets, and the like.
To this building should be transported the children from
the outlying areas in the southern parts of Keene. It should
also accommodate the upper grades from Cleveland and Lincoln
neighborhood schools.
8. Plan replacement of the Tilden school similar to that
suggested for Wheelock. Children from the northern areas of
Keene should be transported to the new Tilden school. The
upper grades from all surrounding areas as far as three-fourths
of a mile away should attend this school.
9. Plan replacement of the Lincoln school with a building
containing a kindergarten, playroom, and three or four class-
rooms so that it may serve as a neighborhood school for the
younger children in this area.
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What these recommendations will accomplish.
The above recommendations when carried out will accom-
plish the following:
1. Make possible abandonment of the Central and Wash-
ington schools, and eventually of the Franklin school.
2. Make two rooms now used by grades seven and eight
at Symonds available for growth in the elementary school en-
rollment in that school.
3. Make six rooms at Franklin available as an elementary
school, thus relieving crowded conditions in Tilden and Lincoln.
4. Make it possible to further relieve the elementary
school's crowded condition by accommodating at least five sixth
grade classes in the junior high school.
5. If the steps are taken in this order, there is time to
further appraise the effect of the enrollment growth in the ele-
mentary schools after step six has been completed and to de-
termine both the timing and extent of the program for replac-
ing Wheelock, Tilden, and Lincoln; and the additional facili-
ties, if any, which may be needed at Symonds and Roosevelt
schools.
COSTS
The Survey Committee hesitates to attempt estimates of
costs of land or of buildings. Local individuals in the city, the
Board of Education, or the City Planning group can much more
effectively than any survey committee, estimate the cost of land
purchases in line with additions of land at Wheelock, Tilden,
Lincoln, and the present high school.
The only method to employ in determining the cost of the
new high school and new elementary schools is to secure the
services of an architect to draw plans in accordance with a pro-
gram of school accommodations prepared by a competent edu-
cator. From such plans rough estimates of costs can be made
from floor areas or from the cubical contents of the building.
More accurate estimates can be made from rough specifications
by a responsible contractor or estimator. We would, therefore,
recommend the appointment of an architect to begin immedi-
ately the preparation of plans for the high school of 800 pupils,
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and that he be directed to give you careful estimates of cost
based on well conceived drawings of the floor plans and rough
elevations of the building.
The following table shows the costs of two plans for
amortizing $100,000 worth of bonds at 21/4%, based on the
present valuation. From this table you can easily compute the
cost in terms of the tax rate by multiplying the rates in the
table by the multiple of the estimated cost. Thus, a million
dollar project would cost ten times the figures in the table.
The following table indicates the tax rate per $1,000 of
assessed valuation to -pay off a bond issue of $100,000 at 214%
per cent interest in twenty years.
Equal Principal Payments
Year Principal Interest Tax Rate
Per $1000
1 $5,000 $2,250.00 31 cents
2 5,000 2,137.50 30 cents
3 5,000 2,025.00 30 cents
4 5,000 1,912.50 29 cents
5 5,000 1,800.00 29 cents
6 5,000 1,687.50 29 cents
7 5,000 1,575.00 28 cents
8 5,000 1,462.50 28 cents
9 5,000 1,350.00 27 cents
10 5,000 1,237.50 27 cents
11 5,000 1,125.00 26 cents
12 5,000 1,012.50 26 cents
13 5,000 900.00 25 cents
14 5,000 787.50 25 cents
15 5,000 675.00 24 cents
16 5,000 562.50 24 cents
17 5,000 450.00 23 cents
18 5,000 337.50 23 cents
19 5,000 225.00 22 cents
20 5,000 112.50 22 cents
$100,000 $23,625.00
$6,000 $2,250
6,000 2,115
6,000 1,980
6,000 1,845
6,000 1,710
6,000 1,575
6,000 1,440
6,000 1,305
6,000 1,170
6,000 1,035
4,000 900
4,000 800
4,000 720
4,000 630
4,000 540
4,000 450
4,000 360
4,000 270
4,000 180
4,000 90
$100,000 $21,375
Decreasing Principal Payments
Principal Interest Tax Rate
Per $1000
35 cents
35 cents
34 cents
33 cents
33 cents
32 cents
32 cents
31 cents
31 cents
30 cents
21 cents
21 cents
20 cents
20 cents
19 cents
19 cents
19 cents
18 cents
18 cents
17 cents
94
SCHOOL REPORT 95
IN CONCLUSION
Throughout the nation community after community is now
facing the problems of school plant rehabilitation, replacement,
and extension. In very few places is there no need of school
plant extension, for the dislocations and shifts in population
and the increased birthrates have been quite universal. Charac-
teristically lagging in the discarding of unsafe, obsolete, or
poorly located school buildings, communities are facing now an
accumulation of pressures representing the merging both of
neglect and of scientific developments in the field of school
housing. This amassing of unmet needs during the war years,
and the subsequent plant retardation due to shortages and
prices, are bringing home to citizens the meaning of seven or
eight years of getting behind.
Very critically communities, everywhere, face these prob-
lems-and especially the pressures created by an increased
young population. Furthermore, they face them too often
when they are unready structurally, with respect to school dis-
trict development, and conceptually, with respect to an ad-
vanced design of educational need.
Keene is no exception. It is typical in many respects. To
the school plant problems of Keene this survey has addressed
itself, not traditionally, but realistically, in the light of lessons
learned and conditions now clear. The survey has pointed out
a course of action in certain respects that Keene really ought
to act upon at once.
The survey has raised the important problem of school or-
ganization for Keene, and this question should be settled before
any extensive physical plant development is undertaken.
The steps recommended in the report represent a prudent
and sound plan for the development of the school facilities of
the district and will, it is hoped, provide a program upon which
the school board and the citizens of Keene will act.
r
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Description of Sites for Potential Parking Lots
(See also figure3page/5)
East of Main Street and North of Railroad
(1) Behind City Hall, area about 20,000 square feet at
present occupied by Public Works Department which
is planning on new location. Capacity 90 cars.
Access to Washington Street and Roxbury Street.
(2) Old residential estate (Dickinson) 45,000 square
feet, 300' frontage on Roxbury Street. Western
part could be parking lot of 20,000 square feet,
capacity 90 cars, joined together with City Hall
parking lot. Whole lot would have access on both
Washington Street and Roxbury Street.
(3) The 35,000 square foot plot lying between the
Roebuck Used Furniture Store and the Elks'
building, extended through to Church Street where
there are some old commercial buildings. Capacity
would be 160 cars, with direct access from Roxbury
and Church Streets.
(4) Two plots of about 25,000 sq. ft. each, lying
between Church Street and Railroad Street (as
shown on figurey3page/05). Both would entail
razing old woodei commercial and residential
structures, which are in poor condition. Capacity
of either of these lots would be 100 cars.
West of Main Street and North of the R.R.
(5) Old Central Junior High School site, area about
32,000 sq. ft., potential capacity 140 cars.
Would have very good street access (on three
sides) leading to Central Square one block
distance. Would be located on proposed Central
Circle, one block from its junction with West Street.
/7/
(6) Any one of several lots lying west of Sentinel
building, each about 20,000 so. ft. in size,
capacity 90 cars. Wlould have rear access to
Railroad Square, in addition to fronting on
Vest Street. The old buildings are now used
by a church and an inn.
(7) Vacant lot in rear of Latchis Theatre. Size
5,600 sq. ft., capacity about 25 cars.
South of Railroad
(8) Area to rear of Scenic Theatre, containing old
sheds and irregular open spaces, abutting
railroad spur tracks. Size about 43,000 sq. ft.,
capacity 180 cars. Good access from Main Street,
via Eagle Court and Cypress Court, which is serving
as a loop street. This street would be paved,
and provide over 800' of new business frontage
facing on the parking lot and backing on railroad
spur tracks, ideal for such stores as hardware and
farm implements, department store, food market and
fruit market, grain and feed store, wholesaling
outlet.
(9) Open area behind Colonial Theatre, containing old
wooden building which houses Keene Glass Company.
If this were cleared out, total area would be
about 40,000 sq. ft., capacity 170 cars. Access
from Main Street and Emerald Street. The various
businesses would be much benefitted by a modern
parking lot.
TRAFFIC FLUCTUATION DURING TBE YEAR
taken as a composite of State Highway
Dept. traffic volume counts in Keene
during 1946
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Present Method of Subdivision Review in Keene
Chapter 52.
Regulations for Plans for Subdivisions of Lands and
Acceptance of Highways.
Section 1. Any person, firm or corporation proposing to
cut into lots any tract of land in the City of Keene for
the purpose of selling the same, either publicly or
primately, shall before such sale prepare and submit a
plan of said tract of land to the City Engineer of the
City of Keene. Such plan shall plainly show the number,
size, and location of lots; the location and width of all
proposed highways, and the location of the tract of land
with reference to an existing public highway, and such
plan shall also show present and proposed elevations at
fifty foot stations along the center lines of all proposed
highways. The location of said tract of land shall also
be plainly marked on the ground by suitable stakes. If
the plan shall meet with the approval of the said City
Engineer, it shall be his duty to plainly mark the plan
"approved," so that intending purchasers shall have
knowledge of the said approval. In case the City Engineer
shall disapprove of the proposed plan, he shall mark said
plan "Disapproved" and shall file a statement of the
reasons of such disapproval with the City Clerk for the
use of the Board of Aldermen of the City, and shall
transmit a like statement to the applicant. In such case
the applicant may submit a revised plan in accordance with
the requirements of the City for approval.
Section 2. No highway shall be laid out by the Board of
Aldermen of the City of Keene until such plan has been
submitted to the City Engineer and approved by him as
provided in Section 1; but it shall not be obligatory
upon said Board of Aldermen to lay out any highway because
of the approval of any such plan by said City Engineer.
Section 3. In case the Board of Aldermen refuse to
accept and lay out any such highway, appeal may be taken
to the superior court in the same manner as is now
provided by law in the laying out of highways.
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COMMUNITY PLANNING ENABLING ACT
Chapter 53, Sections 1-15, Revised Laws of New
Hampshire, 1942
AN ACT
TO PROVIDE FOR CITY, TOWN, VILLAGE DISTRICT
AND REGIONAL PLANNING
Definitions
1. Terms. For the purpose of this chapter certain terms
are defined as provided in this section. Wherever appro-
priate the singular includes the plural and the plural in-
cludes the singular.
I. "Municipality" or "municipal" means, includes and
relates to cities, towns and village districts.
II. "Mayor" means the chief executive of the muni-
cipality, whether the official designation of his office be
mayor, city or town manager, or otherwise.
III. "Council" means the chief local legislative body of
the municipality, whether it be officially designated coun-
cil, mayor and council, board of mayor and alderman, com-
mission, village district, town meeting or by other title.
IV. "Selectmen" means the board of selectmen of a
town.
V. "District commissioners" means the board of com-
missioners of a village district or precinct.
VI. "Planning board" means, relates to and includes
city, town, village district and regional planning boards,
established under the provisions hereof.
VII. "Street" means, relates to and includes street,
avenue, boulevard, road, lane, alley, viaduct, highway,free way and other ways.
VIII. "Subdivision" means the division of a lot, tract,
or parcel of land into two or more lots, plats, sites, or
other divisions of land for the purpose, whether immediate
or future, of sale or of building development. It includes
resubdivision and, when appropriate to the context, relates
to the process of subdividing or to the land or territory
subdivided.
MUNICIPAL PLANNING BOARDS
2. Grant of Power to Municipality. Any municipality is
hereby authorized and empowered to create by ordinance
a planning board and to make available to it the powers
and duties herein prescribed.
3. Designation of Planning Boards. The planning board
of a city shall be designated city planning board; of a town
or village district, town or village district planning board;
and of a region, regional planning board.
4. Personnel of a Planning Board. In the case of cities,
the planning board shall consist of nine members, namely
the mayor, one of the administrative officials of the muni-
cipality who shall be selected by the mayor, and a member
of council who shall be selected by it, as members ex
officio, and six persons who shall be appointed by the
mayor, if the mayor be an elective officer, otherwise by
such officer as the council may in the ordinance creating
the planning board designate as the appointing power. In
the case of towns, the planning board shall consist of
either seven or five members, at the option of the town
meeting, including in either case one selectman who shall
be chosen by the selectmen to act as ex-officio member,
and four or six persons depending upon whether the entire
planning board includes five or seven members, respective-
ly who shall be appointed by the selectmen. In the case of
village districts, the planning board shall consist of either
seven or five members, at the option of the village district
meeting, including in either case one district commissioner
who shall be selected by the district commissioners to act
as ex-officio member, and four or six persons, depending
upon whether the entire planning board includes five or
seven members, respectively, who shall be appointed by
the district commissioners.
5. Qualifications and Terms of Members. All members
of a planning board shall serve as such without compensa-
tion, and the appointed members shall hold no other muni-
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cipal office, except that one of such appointed members
may be a member of the zoning board of adjustment and
provided also that any of such appointed members may be
members of a budget committee in a town or a justice
of the municipal court. The terms of ex-officio members
shall correspond to their respective official tenures, except
in the case of cities that the term of the administrative
official selected by the mayor shall terminate with the
term of the mayor selecting him. The term of each ap-
pointed member shall be six years in the case of nine-
member planning boards, five years in the case of seven-
member planning boards and four years in the case of
five-member planning boards, except that the respective
terms of five of the members first appointed to a nine
member or a seven-member planning board shall be one,
two, three, four and five years; and in the case of five-
member planning boards that the respective terms of the
four members first appointed shall be one, two, three and
four years.
6. Removal of Members of Planning Board. Members of
a planning board other than the members selected by coun-
cil may, after public hearing, be removed by the mayor for
inefficiency, neglect of duty, or malfeasance in office. Coun-
cil, selectmen or district commissioners may for like cause
remove the members selected by them. The mayor or the
council, selectmen or district commissioners, as the case
may be, shall file with the city or town clerk, or clerk of
the board of district commissioners, whichever is appro-
priate, a written statement of reasons for such removal.
7. Filling of Vacancies in Membership. Vacancies in the
membership of a planning board occuring otherwise than
through the expiration of term shall be filled for the dura-
tion of the unexpired term by the mayor, selectmen or
district commissioners in the case of members selected or
appointed by them, by council in the case of the council-
manic member, and by the appointing power designated by
the council in municipalities in which the mayor is not an
elective officer.
8. Organization, Meetings, Rules. The planning board
shall elect its chairman from the appointed members
and create and fill such other offices as it may deem
necessary for its work. The term of chairman shall be one
year, with eli ibility for re-election. The planning board
of a city shalflhold at least one regular meeting in each
month and the planning board of a town or village district
shall hold at least one regular meeting every three months.
The planning board shall adopt rules for the transaction
of business and shall keep a public record of its resolu-
tions, transactions, findings, and determinations.
9. Staff and Finances. The planning board may appoint
such employees as it may deem necessary for its work,
whose appointment, promotion, demotion and removal
shall be subject to the same provisions of law as govern
other corresponding civil employees of the municipality.
The planning board may also contract with city planners,
engineers, architects, and other consultants for such ser-
vices as it may require. The expenditures of the planning
board, exclusive of gifts, shall be within the amounts ap-
propriated for the purpose by council, or precinct commis-
sioners, as the case may be, who are hereby authorized
and empowered to provide such funds, equipment, and ac-
commodations as they may deem to be necessary or advis-
able for the planning board's work.
MASTER PLAN OF THE MUNICIPALITY
10. Purposes of Master Plan. It shall be the function
and duty of any plannin board established under the pro-
visions of this chapter, to make and to perfect from time
to time, so far as funds appropriated by council for such
purpose will permit, a master plan for the development of
the municipality, including any areas outside of its bound-
aries which, in the planning board's judgment, bear rela-
tion to the planning of the municipality. Such master plan,
with the accompanying necessary map, plats, charts and
descriptive matter, may be designed with the intention
of showing as fully as is possible and practical the plan-
ning board's recommendations for the desirable develop-
ment of the territory, legally and logically within the scope
of its planning jurisdiction, including, on that basis, among
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other things, the general location, character, and extent
of streets, viaducts, subways, tunnels, bridges, waterways,
water fronts, boulevards, parkways, roadways in streets
and parks, playgrounds, squares, parks, aviation fields,
and other public ways, places, grounds and open spaces,
sites for public buildings and other public property, routes
of railroads, omnibuses and other forms of public trans-portation, and the general location and extent of public
utilities and terminals, whether publicly or privately
owned or operated, for water, light, heat, sanitation, trans-portation, communication, power and other purposes; alsothe acceptance, removal, relocation, widening, narrowing,
vacating, abandonment, change of use of or extension of
any of the foregoing ways, grounds places, open spaces,buildings, properties, utilities, or ierminals, and otherplanning features; as well as a zoning plan for the control
of the height, area, bulk, location, and use of private andpublic structures, buildings and premises and of popula-
tion density; the general location, character layout, and
extent of community centers and neighborhood units andthe general character, extent and layout of the replan-
ning of blighted districts and sium areas.
11. Preparation of the Master Plan. In the course of thepreparation of such master plan the planning board may
make careful and comprehensive surveys and studies of
existing conditions and of data and information relative
to the probable future growth of the municipality and its
environs. The master plan shall be made with the generalpurpose of guiding and accomplishing a co-ordinated, ad-justed, and harmonious development of the municipalityand its environs which will, in accordance with existing
and probable future needs, best promote health, safety
morals, order, convenience, prosperity, or the generai
welfare, as well as efficiency and economy in the process
of development; including, among other things, adequateprovision for traffic, the promotion of safety from fire and
other dangers, adequate provision for light and air, thepromotion of good civic design and arrangement, wise and
efficient expenditure of public funds, and the adequateprovision of public utilities and other public requirements.
12. Adoption and Amendment of Master Plan. The plan-
ning board may adopt the master plan as a whole bya
single resolution or may by successive resolutions adopt
successive parts of the plan, said parts corresponding with
major geographical sections or divisions of the municipal-ity or with functional subdivisions of the subject matter
of the plan, and may adopt any amendment or extension
thereof or addition thereto. Such master plan shall be apublic record, but its purpose and effect shall be solely
to aid the planning board in the performance of its duties.The adoption of the master plan or any amendment there-
of shall be by resolution carried by the affirmative votes
of not less than a majority of all the members of theplanning board. The resolution shall refer expressly tothe maps, descriptive matter, and other matters intended
by the planning board to form the whole or part of theplan, and the action taken shall be recorded on the adoptedplan or part thereof adopted by the identifying signature
of the chairman or secretary of the planning board, and.a
copy of the plan or part thereof sha 1 be certified to coun,
cil.
13. Miscellaneous Powers and Duties of a PlanningBoard. The planning board shall have power to promotepublic interest in and understanding of the master plan
and of the official map of the municipality as hereinafterdescribed and to that end may publish and distribute
copies of the master plan, or of the aforesaid official map,
or of any report and may employ such other means ofpublicity and education as it may deem advisable. Mem-bers of the planning board, when duly authorized by the
said planning board, may attend city planning conferences
or meetings of city planning institutes or hearings uponpending city planning legislation, and the planning board
may, by resolution spread upon its minutes, pay the rea-
sonable traveling expenses incident to such attendance.
The planning board shall have authority to make such in-
vestigations, maps and reports, and recommendations in
connection therewith, relating to the planning and devel-
opment of the municipality, as seem desirable to it. The
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planning board may, from time to time, report and recom-
mend to the appropriate public officials and public agencies
programs for the development of the municipality, for the
erection of public structures and improvements and for the
financing thereof. It shall be part of the planning board's
duties to consult and advise with public officials and agen-
cies, public utility companies, civic, educational, profes-
sional, research, and other organizations, and with citi-
zens with relation to the protecting or carrying out of
the master plan, and to make recommendations relating
to the development of the municipality. The planning
board shall have the right to accept and use gifts for the
exercise of its functions. All public officials shall, upon
request, furnish to the planning board, within a reasonable
period of time, such available information as it may prop-
erly require for its work. The planning board, its mem-
bers, officers, and employees, in the performance of their
functions, may be authorized by ordinance to enter upon
any land and make such examinations and surveys as are
reasonably necessary and place and maintain necessary
monuments and marks thereon. In general, the planning
board may be given such powers as may be necessary to
enable it to fulfill its functions, promote municipal plan-
ning, or carry out the purposes hereof; provided the
total expenditures of said board shall not exceed the ap-
propriation for its expenses.
14. Zoning Powers of a Planning Board. The planning
board shall have all powers heretofore granted by law to
the zoning commission of a municipality, and, from and
after the creation of a planning board in such municipality,
all powers and records of the zoning commission shall be
transferred to the planning board; provided, however,
that in the event that the existing zoning commission shall
be nearing the completion of its zoning plan, council may,
by resolution, postpone the said transfer of the zoning
commission's powers until the completion of such zoning
plan, but such postponement shall not exceed a period of
six months.
15. Authority to Recommend Amendments of Zoning
Ordinance. The planning board may, from time to time,
recommend to council amendments of the zoning ordinance
or zoning map or additions thereto to conform to the
board's recommendations for the zoning regulation of the
territory comprised within approved subdivisions.
AUTHORIZATION FOR ESTABLISHMENT
OF OFFICIAL COMMUNITY MAP
Chapter 53, Sections 16-18, Revised Laws of New
Hampshire, 1942
Note: Under the provisions of the following Sections 16
through 18, the Legislature authorizes any New Hamp-
shire town, city or village district to establish an official
map, accurately locating all streets, parks and other pub-
licly-owned areas, as well as all proposed street improve-
ments. Hundreds of communities throughout the country
have established such official maps.
OFFICIAL MAP OF THE MUNICIPALITY
16. Mapping of Street Lines by Planning Board. At any
time after a planning board established under the provi-
sions hereof shall have adopted a master plan of the
municipality which includes a major street plan or shall
have progressed in its master planning to the stage of the
making and adoption of a major street plan, council may
authorize said planning board to make or cause to be
made from time to time, surveys for the exact locating
of the lines of new, extended widened, or narrowed streets
in the whole or in any portion of the municipality, and,
council may empower the planning board to make and
certify to council, when completed, a plat of the area
thus surveyed on which are indicated the locations of the
lines recommended by the planning board as the planned
or mapped lines of future streets, street extensions, street
widenings. or street narrowings. The making or certifying
of a plat by the planning board, under such authorization
by council, shall not in and of itself constitute or be
deemed to constitute the opening or establishment of any
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street or the taking or acceptance of any land for street
purposes.
17. Establishment of Official Map. Provided that the
planning board of any municipality shall have adopted a
master plan, as provided herein, which includes a major
street plan or shall have progressed in its master planning
to the stage of the making and adoption of a major street
plan, and shall have certified a copy of such major street
plan to council, as provided in section 16, council is
hereby empowered and authorized to establish an official
map of the municipality showing the location of the ex-
terior lines of streets of the whole or of any parts of the
municipality theretofore existing laid out and established
by law as public streets, and may also show the location
of the exterior lines of parks. Such official map is to be
deemed to be final and conclusive with respect to the
location and width of streets and the location of parks
shown thereon. Such official map as may be established
pursuant to the terms hereof is hereby declared to be
established to conserve and promote the public health,
safety, convenience or general welfare. The ordinance es-
tablishing or adopting such official map shall provide that
a certificate, signed by the city or town clerk, the clerk
of the district commissioners, or other duly authorized
recording official, giving notice that the said municipalit
has established an official map, including the date of such
establishment, shall forthwith be filed with the register of
deeds of the county or counties in which the municipality
is situated. Such certificates shall be accompanied by a
certified copy of the official map as adopted or established.
Whenever a municipality shall have established an official
map and shall have filed a certificate to that effect, to-
gether with a copy of the said official map, with the regis-
ter of deeds for the county or counties in which the muni-
cipality is situated, then no plat of a subdivision of land
within said municipality shall thereafter be filed or re-
corded at the office of the said register of deeds until it
shall have been approved by the planning board and such
approval entered in writing on the plat by the chairman or
secretary of the planning board.
18. Amendments to Official Map. Council is authorized
and empowered, whenever and as often as it may deem it
advisable or necessary for the public interest, to change
or add to the official map of the municipality so as to
establish the exterior lines of the new streets, or parks, or
to widen, extend, relocate, narrow, vacate, abandon, or
close existing streets or parks; and the acceptance of,
change of use, acquisition of land for, or sale or lease of
any street or other public way, ground, place, property or
structure. No change shall become effective until after a
public hearing shall have been held in relation thereto, at
which parties in interest and citizens shall have had an
opportunity to be heard. At least fifteen days' notice of
such a public hearing shall be published in a newspaper of
general circulation in said municipality and by posting a
notice to the same effect at the city or town hall, or in
whatever place other notices required by law in connection
with municipal affairs are posted or customarily displayed.
Before making such addition, amendments or change,
council shall refer the matter to the planning board for re-
port thereon; but if the planning board shall not make its
report within thirty days of such reference, it shall be
deemed thereby to have forfeited the right further to sus-
pend action. In the event that the planning board disap-
prove the proposed addition, amendment or change, coun-
cil shall not have the right to overrule such decision, un-
less by vote of not less than two thirds of its entire mem-
bership in case of a city, or by majority vote of the legal
voters present and voting at a regular or special town
or district meeting in the case of a town or district. Such
additions, amendments, and changes when adopted shall
become a part of the official map of the municipality, and
shall be deemed to be final and conclusive with respect to
the location of the streets and parks shown thereon. The
locating, widening, narrowing, or closing, or the approval
of locating, widening, narrowing or closing of streets and
parks by the municipality under provisions of law other
than those contained in this chapter shall be deemed to be
a change or addition to the official map, and shall be sub-ject to all the provisions hereof.
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AUTHORIZATION FOR COMMUNITIES TO
REGULATE NEW SUBDIVISION OF LAND
Chapter 53, Sections 19-29, Revised Laws of New Hamp-
shire, 1942. As amended by Chapter 138, Laws of 1949.
REGULATION OF SUBDIVISION OF LAND
19. Grant of Power to Regulate. A municipality may
by ordinance or resolution authorize and empower the
planning board, to approve or disapprove, in its discretion,
plats showing new streets, or the widening thereof, or
p arks and the ordinance or resolution thus empowering
he planning board shall make it the duty of the city
clerk, town clerk, clerk of district commissioners or other
appropriate recording official to file with the register of
deeds of the county in which the said municipality is situ-
ated a certificate or notice showing that the said plan-
ning board has been so authorized, giving the date of such
authorization.
20. Recording of Plats. After the certificate or notice
referred to in section 19 has been filed with the register
of deeds of the county in which the municipality is lo-
cated no plat of a subdivision of land showing a new
street or widening or narrowing thereof or park shall be
filed or recorded in the offices of the said register of deeds
until it has been approved by the planning board, and such
approval has been indorsed in writing on the plat in such
manner as the planning board may designate. After such
Plat is approved and filed, subject, however, to review
by court as hereinafter provided, the streets and parks
shown on such plat shall be and become a part of the
official map of the municipality. The filing or recording of
a plat of a subdivision without the approval of the plan-
ning board as required hereby shall be void.
21. Subdivision Regulations; General. Before exercising
the powers referred to in section 19 hereof, the planning
board shall adopt regulations governing the subdivisions
of land within its jurisdiction. Such regulations may pro-
vide against such scattered or premature subdivision of
land as would involve danger or injury to health, safety,
or prosperity by reason of the lack of water supply, drain-
age, transportation, or other public services, or necessitate
an excessive expenditure of public funds for the supply
of such services. Such regulations may provide for the har-
monious development of the municipality and its environs;
for the proper arrangement and co-ordination of streets
within subdivisions in relation to other existing or planned
streets or with features of the official map of the muni-
cipality; for open spaces of adequate proportions and for
suitably-located streets of sufficient width to accommodate
existing and prospective traffic and to afford adequate
light, air, and access of fire-fighting apparatus and equip-
ment to buildings, and be co-ordinated so as to compose
a convenient system. The regulations of the board may
require in proper cases that plats showing new streets or
narrowing or widening thereof submitted to it for ap-
proval shall show a park or parks suitably located for
playground or other recreational purposes; they may re-
quire that proposed parks shall be of reasonable size for
neighborhood playgrounds or other recreation uses, and
that the land indicated on plats submitted shall be of such
character that it can be used for building purposes with-
out danger to health; they may prescribe minimum widths,
depths and areas of lots so as to avoid congestion of pop-
ulation and generally may include provisions which will
tend to create conditions favorable to health, safety, con-
venience, or prosperity.
22. Additional Requisites. Such regulations of the
planning board may stipulate, as a condition precedent
to the approval of the plat, the extent to which and
the manner in which streets shall be graded and im-
proved and to which water, sewer and other utility mains,
iping, connections, or other facilities shall be installed.
The regulations or -practice of 'the planning board may
provide for the tentative approval of the plat before
such improvements and installations have been construc-
ted but any such tentative approval shall not be. entered
upon the plat. Such regulations may provide that, in
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lieu of the completion of such work and installations
previous t6 the final approval of a plat, the planning
board may accept a bond, in an amount and with surety
and conditions satisfactory to it providing for and secur-
ing to the municipality the actual construction and in-
stallation of such improvements and utilities within a
period specified by the planning board and expressed in the
bond; and the municipality is granted the power to en-
force such bonds by all appropriate legal and equitable
remedies. Such regulations may provide, in lieu of the
completion of such work and installations previous to the
final approval of a plat, for an assessment or other method
whereby the municipality is put in an assured position to
do said work and make said alterations at the cost of the
owners of the property within the subdivision. All such
regulations shall be published as provided by law for the
publication of ordinances in the said municipality, and,
efore adoption, a public hearing shall be held thereon.
A copy of the regulations as adopted, signed by the chair-
man or secretary of the planning board, shall be filed with
the register of deeds of the county or counties in which
the municipality is located. Such regulations may be
amended, changed, altered, added to or rescinded from
time to time whenever this action is deemed necessary
or advisable by the planning board, but only following
public hearing on the proposed amendment, change, al-
teration, addition or rescission, and a statement, signed
by- the chairman or secretary of the planning board, in-
dicating any variances thus authorized from such regu-
lations as were previously filed, shall be transmitted to the
register of deeds of the county in which the municipality
is. located.
23. Board's Procedure on Plats. The planning board
shall approve or disapprove a plat within thirty days after
the submission thereof to it; otherwise such plat shall be
deemed to have been approved, and the certificate of the
municipality, as to the date of submission of the plat for
approval and the failure to take action thereon within such
time, shall be issued on demand and shall be sufficient in
lieu of the written indorsement or other evidence of ap-
proval herein required; provided, however, that the appli-
cant for the board's approval may waive this requirement
and consent to an extension of such period. The ordinance
establishing the planning board or an ordinance amending
such establishing ordinance shall specify the officer or
employee of the municipality who shall issue in its behalf
the certificate of failure on the part of the planning board
to take action, as aforesaid in this section. -In case of dis-
approval of any plat submitted, the ground for such dis-
approval shall be adequately stated upon the records of
the planning board. Any plat submitted to the planning
board shall bear the name and address of the person to
whom notice of a hearing shall be sent; and no plat shall
be acted on by the planning board without affording a
hearing thereon. Notice shall be sent to the said address
by registered mail, with return of receipt requested, stat-
ing the time and place of such hearing, not less than five
days before the date fixed therefor.
24. Status of Plats, Approved. Every plat approved by
the planning board shall, by virtue of such approval, be
deemed to be an amendment of or an addition to or a
detail of the official map and a part thereof. Approval of
a plat shall not be deemed to constitute or effect an ac-
ceptance by the municipality or the public of the dedica-
tion of any street or other ground or open space shown
upon-the plat.
25. Improvements in Unapproved Streets. A munici-
pality which has established and recorded an official map,
as provided in section 17, or has conferred upon a planning
board platting jurisdiction in accordance with section 19
shall not thereafter accept, lay out, open, improve, grade,
pave, or light any street or lay or authorize the lay-
ing of water mains, sewers, connections, or other facilities
or utilities in any street, within any portion of the munici-
pality unless such street (a) shall have been accepted or
opened as, or shall otherwise have received the legal status
of a public street prior to the conferring of platting juris-
diction upon .the planning board, or unless such street (.b)
corresponds in its location and lines with a street shown
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on the official map or with a street shown on a subdivision
plat approved by the planning board or with a street on
a street plat made by and adopted by the board. Council
may, however, accept, locate and construct any street not
shown on or not corresponding with a street on the official
map or on an approved subdivision plat or an approved
street plat, provided the ordinance or other measure for
the accepting, locating, and construction of such street be
first submitted to the planning board for its approval and,
if approved by the board, be approved by a majority vote
of the entire membership of council or, if disapproved by
the planning board, be approved by not less than two
thirds of the entire membership of council in case of a
city or by majority vote of the legal voters present and
voting at a regular or special town or district meeting
in the case of a town or district. A street approved as pro-
vided in this section shall thereupon have the status of
an approved street as fully as though it had been original-
ly shown on the official map or on a subdivision plat ap-
proved by the planning board or had been originally
platted by the planning board.
26. Erection of Buildings. From and after the time
when a planning board shall expressly have been granted
platting jurisdiction by a municipality, as describedin sec-
tion 19, no building shall be erected on any lot within
any part of such municipality nor shall a building per-
mit be issued therefor unless the street giving access to
the lot upon which such building is proposed to be placed
(a) shall have been accepted or opened as or shall other-
wise have received the legal status of a public street prior
to that time, or unless such street (b) corresponds in its
location and lines with a street shown on the official map
or with a street on a subdivision plat approved by the
planning board or with a street on a street plat made by
and adopted by the planning board or with a street lo-
cated and accepted by council, after submission to the
planning board and in case of said planning board's dis-
approval, by the favorable vote required in section 25.
Wherever the enforcement of the provisions of this sec-
tion would entail practical difficulty or unnecessary hard-
ship, and where the circumstances of the case do not
require the building, structure or part thereof to be re-
lated to existing or proposed streets, the applicant for
such permit may appeal from the decision of the ad-
ministrative officer having charge of the issue of permits
to the board of adjustment in any municipality which has
adopted zoning regulations, in accordance with chapter
51 of the Revised Laws of New Hampshire, or, in munici-
palities where no board of adjustment exists, to council,
or to a board of appeals, whichever is appropriate, in
accordance with the provisions of sections 32 and 33,
including the requirement for a public hearirig. In pass-
ing on such appeal the board of adjustment, council or
board of appeals may make any reasonable exception
and shall have the power to authorize or issue a permit,
subject to such conditions as it may impose, where the
issuance of the permit would not tend to distort the official
map or increase the difficulty of carrying out the master
plan upon which it is based. Any such decision made in
his connection by a board of adjustment, council or by
a board of appeals pursuant to the provisions of this
section and of sections 31, 32, and 33, shall be subject to
review by certiorari in the manner described in section 34.
27. Penalties for Transferring Lots In Unapproved Sub-
divisions. Whoever, being the owner or agent of the owner
of any land located within a subdivision, transfers or sells
or agrees to sell or negotiates to sell any land by reference
to, or exhibition of, or by other use of, a plat of a sub-
division, before such plat has been approved by the plan-.
ning board and recorded or filed in the office of the appro-
priate register of deeds shall forfeit and pay a penalty of
one hundred dollars for each lot or parcel so transferred
or sold or agreed or negotiated to be sold; and the des-
cription by metes and bounds in the instrument of trans-
fer or other document used in the process of selling or
transferring shall not exempt the transaction from such
penalties. Said municipality, through its solicitor or other
official designated by its council may enjoin such transfer
or -sale or agreement and may recover the said penalty by
civil action.
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28. Duties of Register of Deeds. A register of deeds of
any county where plats of subdivisions shall be recorded
as provided in section 20, who files or records a plat
of a subdivision without the approval of a planning board
where required by law shall be deemed guilty of a mis-
demeanor and shall be fined not less than one hundred
nor more than five hundred dollars.
29. Status of Existing Platting Statutes. From and
after the time when a planning board shall expressly have
acquired platting jurisdiction in the manner described
herein such jurisdiction shall be exclusive and all statutory
control over plats or subdivisions of land granted by other
statutes shall so far as is in harmony with the provisions
hereof be deemed transferred to the planning board as
herein authorized and described, and, so far as the regu-
lations of such statutes are inconsistent with such of
the powers herein granted by this act as have expressly by
ordinance been adopted by a municipality and wherever
made available to a planning board according to the pro-
visions hereof, they are hereby declared to have no ap-
plication, force or effect so long as the said powers con-i
ferred hereby shall continue to be exercised by a muni-
cipality.
PROVISIONS FOR THE PROTECTION OF THE
OFFICIAL COMMUNITY MAP, FOR ENFORCE-
MENT OF SUBDIVISION REGULATIONS,
AND FOR PUBLIC HEARINGS
AND APPEALS
Chapter 53, Sections 30-36, Revised Laws of New Hamp-
shire, 1942
REGULATIONS OF BUILDINGS WITHIN BED'OF
MAPPED STREETS
30. Refusal of Permit. A municipality which has estab-
lished and recorded an official map, as provided in section
17, may for the purpose of preserving the integrity of
such official map provide by ordinance that from and
after the time of such recording no permit shall be
issued for any building or structure or part thereof, in
the bed of or on any land located between the mapped
lines of any street as shown or laid out on such official
map except as provided in the following subdivision:
APPEALS AND COURT REVIEW
31. Appeals: Where There Is a Zoning Ordinance. Any
ordinance adopted pursuant to the provisions of section
30 shall provide that the board of adjustment created
under a local zoning ordinance in accordance with the
provisions of chapter 51 and having the power to make
variances or exceptions in zoning regulations shall have
the further power, in specific cases and by vote of a major-
ity of its members, upon an appeal filed with it by the
owner of any such land, to grant a permit based on consid-
erations of justice and equity for a building or structure
or part thereof, in such mapped-street location in any
case in which such board of adjustment finds, upon
the evidence and arguments presented to it upon such
appeal, (a) that the property of the appellant of which
such mapped-street location forms a part will not yield
a reasonable return to the owner unless such permit
be granted, or (b) that, balancing the interest of the muni-
cipality in preserving the integrity of the official map and
in not increasing too greatly the cost of later opening such
street, and the interest of the owner in the use and bene-
fits of his property, the grant of such permit is re uired
by considerations of justice and equity. In the event that
the said board of adjustment decides to authorize or issue
a building permit in such case, it shall have the power to
specify the exact location, ground area to be used or oc-
cupied, height, and other reasonable details and conditions
of extent and character, and also the duration of the
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building, or part hereof, permitted. Such requirements
shall be designed to promote the health, convenience, safe-
ty or general welfare of and shall inure to the benefit of
the municipality. Such board of adjustment shall refuse
a permit where the applicant will not be substantially
damaged by placing his building outside the said mapped-
street location.
32. Appeals: Where No Zoning Ordinance Exists. In
any municipality, other than a town, in which there is no
such board of adjustment, council until such time as a
board of adjustment may be appointed as a result of the
adoption of a zoning ordinance shall have the same powers
as a board of adjustment to act but only under the circum-
stances and in such special cases as are specified in sec-
tions 26 and 31, and shall be subject to the same restric-
tions as apply to such a board of adjustment. Foir this
purpose council is hereby authorized to act as a discretion-
ary administrative or quasi-judicial body. When so acting
it shall not sit as a legislative body but in a separate meet-
ing, and with separate minutes kept. In any town or
village district in which there is no such board of adjust-
ment, the chief local legislative body is hereby authorized
to designate a board of appeals to be composed of five
members, serving as such without compensation, which
shall have the authority of, and shall be subject to the
same restrictions and regulations as apply to such board
of adjustment but which shall have. the power to act only
under the circumstances and in such special cases as are
specified herein and only until such time as such board
of adjustment may be appointed as a result of the adop-
tion of a zoning ordinance.
33. Appeals: Public Hearing. Before taking any action
authorized in sections 26, 31 and 32, the board of adjust-
ment, or council, or said boards of appeal, according to
whichever of them is designated by ordinance as the body
to which appeals may be made as provided herein shall
give a hearing at which parties in interest and others
shall have an opportunity to be heard. At least fifteen
days' notice of the time and place of such hearing shall
be published in a newspaper of general circulation in such
municipality and by posting a notice to the same effect at
the city or town hall or in whatever place notices required
by law in connection with municipal affairs are posted
or customarily displayed.
34. Court Review. Any persons aggrieved by any de-
cision of the planning board concerning a plat or subdivi-
sion or building permit may present to the superior court
a petition, duly verified, setting forth that such decision is
illegal in whole or in part specifying the grounds of the
illegality. Such petition siall be presented to the court
within thirty days after the filing of the decision in the
office of the planning board. Upon presentation of such
petition the court may allow certiorari order directed to
the planning board to review such decision and shall pre-
scribe therein the time within which return thereto shall
be made and served upon the petitioner's attorney, which
shall not be less than ten days and may be extended by
the court. The allowance of the order shall stay proceed-
ings upon the decision appealed from. The planning board
shall not be required to return the original papers acted
upon by it, but it shall be sufficient to return certified or
sworn copies thereof, or of such portions thereof as may
be called for by such order. The return shall concisely set
forth such other facts as may be pertinent and material
to show the grounds of the decision appealed from and
shall be verified. If, upon the hearing, it shall appear to
the court that testimony is necessary for the proper dis-
position of the matter, it may take evidence or appoint a
referee to take such evidence as it may direct and report
the same to the court with his findings of fact and con-
clusion of law, which shall constitute a part of the pro-
ceedings upon which the determination of the court shall
be made. The court may reverse or affirm, wholly or part-
ly, or may modify the decision brought up for review.
Costs shall not be allowed against the municipality, unless
it shall appear to the court that the planning board acted
in bad faith or with malice in making the decision ap-
pealed from.
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MISCELLANEOUS PROVISIONS
35. Building Inspector. Council may provide for the en-
forcement hereof by means of the withholding of build-
ing permits, and for this purpose a municipality which has
not already designated an administrative official charged
with the issuance of building permits is authorized to es-
tablish and fill the position of building inspector. From and
after. the establishment of such position and the filling of
same, it shall be unlawful to erect, construct, or alter or
reconstruct any building or other structure without obtain-
ing a building permit from such building inspector; and
such building inspector shall not issue any permit unless
the requirements hereof are complied with.
36. Other Measures of Enforcement and Remedies. Any
building erected, constructed, altered or reconstructed in
violation of any ordinance enacted under authority hereof
shall be deemed an unlawful structure, and the build-
ing inspector or other administrative officer, charged
with enforcement of the ordinance, or the solicitor of the
municipality, may bring action to enjoin such erection,
construction, alteration or reconstruction, or cause such
structure to be vacated or removed or both. It shall be
unlawful to erect, construct, alter or reconstruct any
building or structure or part thereof in violation of this
chapter. In case any building or structure or part thereof
is or is proposed to be erected, constructed, altered or re-
constructed, or any land is or is proposed to be used in
violation hereof, the administrative official charged with
the issuance of building permits, or the solicitor. of the
municipality, or the owner of any adjacent or neighboring
property who would be specially damaged by such viola-
tion, may, in addition to other remedies provided by law,
institute injunction, mandamus, abatement, or other ap-
propriate action or proceeding to prevent or enjoin or
abate or remove such unlawful erection, construction, al-
teration or reconstruction.
AUTHORIZATION OF CO-OPERATIVE
REGIONAL PLANNING
Chapter 53, Sections 37-38, Revised Laws of New Hamp-
shire, 1942
Note: Under the provisions of this section town, city
and village district planning boards may form a regional
planning board on a co-operative basis, in order to more
satisfactorily study regional problems and needs, and to
prepare plans for those phases of development which are
broader than a single community in their importance.
CO-OPERATIVE REGIONAL PLANNING BOARDS
37. The planning boards of one or more municipalities
are hereby empowered to co-operate in the creation of a
regional planning board for the making of a regional plan
for the region defined as may be agreed upon by the said
municipal planning boards. The number of members of
such regional planning board and their method of appoint-
ment shall be such as may be agreed upon by the said
municipal planning boards. Within the amount appro-
priated by council expressly for this specific purpose, a
municipal planning board, thus co-operating with others,
may be authorized to assume and pay an appropriate share
in the costs of maintaining such regional planning board
and such of its proposed undertakings as council may in-
struct the municipal planning board to participate in fi-
nancially as well as otherwise. Within these limitations,
and others that may be established by the municipalities
concerned, the said regional planning board shall have
authority to maintain such office,. to employ such em-
ployees or contract with such engineers and experts as
it may deem necessary.
38. Saving Clause. The invalidity of any provision
hereof shall not affect the validity of any other provision.
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COMMUNITY ZONING ENABLING ACT
Chapter 51, Sections 50-71, Revised Laws of New Hamp-
shire, 1942. Section 53 amended by Chapter 110, Laws of
1949. Sections 64 and 65 amended by Chapter 278, Laws
of 1949.
ZONING REGULATIONS
Section 50. Grant of Power. For the purpose of pro-
moting health, safety, morals, or the general welfare of
the community, the legislative body of any city or town is
empowered to regulate and restrict the height, number of
stories and size of buildings and other structures, the per-
centage of lot that may be occupied, the size of yards,
courts and other open spaces, the density of population and
the location and use of buildings, structures and land for
trade, industry, residence or other purposes.
Note: Your attention is called to line three of Section
50, "the legislative body of a city or town is empowered."
The statute specifically excludes Village Districts (Pre-
cincts) from the authority to zone. Village Districts in
order to enact zoning, must first seek special enabiing
legislation from the General Court. Hanover, Rye Beach,
Hampton Beach, Little Boar's Head and Meredith Pre-
cincts have been given such special authority.
Section 51. Districts. For any or all of said purposes
the local legislative body may divide the municipality into
districts of such number, shape and area as may be
deemed best suited to carry out the purposes hereof; and
within such districts it may regulate and restrict the
erection, construction, reconstruction, alteration, repair,
or use of buildings, structures, or land. All such regula-
tions shall be uniform for each class or kind of buildings
throughout each district, but the regulations in one district
may differ from those in other districts.
Section 52. Purposes in View. Such regulations shall
be made in accordance with a comprehensive plan and de-
signed to lessen congestion in the streets; to secure safety
from fire, panic and other dangers; to promote health and
the general welfare; to provide adequate light and air; to
prevent the overcrowding of land; to avoid undue concen-
tration of population; to facilitate the adequate provision
of transportation, water, sewerage, schools, parks and
other public requirements. Such regulations shall be made
with reasonable consideration, among other things, to the
character of the district and its peculiar suitability for
particular uses, and with a view to conserving the value of
buildings and encouraging the most appropriate use of
land throughout such municipality. A regulation made
under this subdivision shall not apply to existing struc-
tures nor to the existing use of any building, but it shall
apply to any alteration of a building for use for a purpose
or in a manner substantially different from the use to
which it was put before alteration. A building used or to be
used by a public service corporation may be exempted
from the operation of any regulation made under this sub-
division, if upon petition of the corporation the public
service commission shall after a public hearing decide that
the present or proposed situation of the building in ques-
tion is reasonably necessary for the convenience or wel-
fare of the public.
Section 53. Method of Enactment. The legislative body
of such municipality shall provide for the manner in which
such regulations and restrictions and the boundaries of
such districts shall be determined, established and en-
forced,and from time to time amended. No such regula-
tion, restriction or boundary shall become effective or be
altered until after a public hearing in relation thereto, at
which parties in interest and citizens shall have an oppor-
tunity to be heard. At least fifteen days' notice of the time
and place of such hearing shall be published in a paper of
general circulation, in such municipality; provided, how-
ever that in cases where the legislative body is a town
meeting, notices and hearings as provided in the two pre-
ceding sentences shall not be required if the warrant for
the town meeting at which the matter is to be considered
shall contain an article stating what regulations, restric-
tions and boundaries are to be acted upon.
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Section 54. Changes In Regulations, etc. Such regula-
tions, restrictions and boundaries may from time to time
be amended or repealed. In case of a protest against such
change, signed by the owners of 20 per cent either of the
area of the lots Included in such proposed change, or of
those immediately adjacent in the rear thereof extending
one hundred feet therefrom, or of those directly opposite
14 thereto extending one hundred feet from the street front-
age of such opposite lots, such amendment shall not
become effective except by the favorable vote of three
fourths of all the members of the legislative body of such
municipality.
Section 55. Zoning Commission. Such legislative body
shall appoint a zoning commission, to recommend the
boundaries of the various original districts and appro-
priate regulations to be enforced therein. Such commission
shall make a preliminary report and hold public hearings
thereon before submitting its final report, and such legis-
lative body shall not hold its public hearings or take action
until it has received the final report of such commission.
Section 56. Board of Adjustment. Such local legisla-
tive body shall rovide for the appointment of a board of
adjustment, and in regulations and restrictions adopted
pursuant to the authority hereof shall provide that the
said board may, in appropriate cases and subject to appro-
priate conditions and safeguards, make special exceptions
to the terms of the ordinance in harmony with its general
purpose and intent and in accordance with general or
specific rules therein contained.
Section 57. Members of Board; Term, Vacancies. The
board of adjustment shall consist of five members. When
the board is first organized, one member shall be appointed
to serve for one year, one for two years, one for three
years, one for four years, and one for five years, and there-
after the appointing authority shall annually appoint one
member for a term of five years. Said members shall
. be removable by the appointing authority upon written
charges and after public hearing. Vacancies shall be
filled for the unexpired term.
Section 58. Meetings of Board, etc. The board shall
adopt rules in accordance with the provisions of the ordi-
nances. Meetings of the board shall be held at the call of
the chairman and at such other times as the board may
determine. Such chairman, or in his absence the acting
chairman, may administer oaths and compel the attend-
ance of witnesses. All meetings of the board shall be open
to the public. The board shall keep minutes of its proceed-
ings, showing the vote of each member upon each question,
or, if absent or failing to vote, indicating such fact, and
shall keep records of its examinations and other official
actions, all of which shall be immediately filed in the
office of the board and shall be a public record.
Section 59. Appeals to Board. Appeals to the board of
adjustment may be taken by any person aggrieved or by
any officer, department, board, or bureau of the munici-
pality affected by any decision of the administrative offi-
cer. Such appeal shall be taken within a reasonable time,
as provided by the rules of the board, by filing with the
officer from whom the appeal is taken and with the board
a notice of appeal specifying the grounds thereof. The
officer from whom the appeal is taken shall forthwith
transmit to the board all the papers constituting the
record upon which the action appealed from was taken.
Section 60. Effect of Appeal. An appeal stays all pro-
ceedings under the action appealed from, unless the officer
from whom the appeal is taken certifies to the board of
adjustment after notice of appeal shall have been filed
with him that by reason of facts stated in the certificate
a stay would, in his opinion, cause imminent peril to life
or property. In such case proceedings shall not be stayed
otherwise than by a restraining order which may be
granted by the board or by the superior court on notice to
the officer from whom the appeal is taken and cause
shown.
Section 61. Appeals to Board: Notice of Hearing. The
board of adjustment shall fix a reasonable time for the
hearing of the appeal, give public notice thereof, as well
as notice to the parties in interest, and decide the same
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within a reasonable time. Upon the hearing any party may
appear in person or by agent or attorney.
Section 62. Powers of Board. The board of adjustment
shall have the following powers:
I. To hear and decide appeals where it is alleged there
is error in any order, requirement, decision, or determina-
tion made by an administrative official in the enforcement
hereof or of any ordinance adopted pursuant thereto.
II. To hear and decide special exceptions to the terms
of the ordinance upon which such board is required to pass
under such ordinance.
III. To authorize upon appeal in specific cases such
variance from the terms of the ordinance as will not be
contrary to the public interest, where, owing to special
conditions, a literal enforcement of the provisions of the
ordinance will result in unnecessary hardship, and so that
the spirit of the ordinance shall be observed and substan-
tial justice done.
IV. In exercising the above-mentioned powers such
board may, in conformity with the provisions hereof, re-
verse or affirm, wholly or partly, or may modify the order,
requirement, decision, or determination appealed from and
may make such order, or decision, as ought to be made,
and to that end shall have all the powers of the officer
from whom the appeal is taken.
V. The concurring vote of three members of the board
shall be necessary to reverse any action of such admin-
istrative official, or to decide in favor of the applicant on
any matter upon which it is required to pass under any
such ordinance, or to effect any variation in such ordin-
ance.
Section 63. Disqualification of Board Member. No mem-
ber of the board of adjustment shall sit upon the hearing
of any question which the board is to decide in a judicial
capacity who would be disqualified from any cause, except
exemption from service and knowledge of the facts in-
volved gained in the performance of his official duties, to
act as a juror upon the trial of the same matter in any
action at law. If a member shall be disqualified or unable
to act in any particular case pending before the board the
appointing authority, upon application of the board, shall
appoint a member to act in his place upon said case.
Section 64. Motion for Rehearing. Within twenty days
after any order or decision of the board of adjustment, or
any decision of the legislative body of such municipality
in regard to its plan of zoning, any party to the action or
proceedings. or any person directly affected thereby, may
apply for a rehearing in respect to any matter determined
in the action or proceeding, or covered or included in the
order, specifying in the motion for rehearing the ground
therefor, and the board of adjustment, or the legislative
body of such municipality, may grant such rehearing if in
its opinion good reason therefor is stated in said motion.
If the decision complained against is that made by a town
meeting, the application for rehearing shall be made to
the board of selectmen and upon receipt of such appli-
cation, the board of selectmen shall call a special town
meeting if in the opinion of said board good reason for a
rehearing is stated in the motion.
Section 65. Specifications. Such motion shall set forth
fully every ground upon which it is claimed that the deci-
sion or order complained of is unlawful or unreasonable.
No appeal from any order or decision of the board- of
adjustment or legislative body of such municipality shall
be taken unless the appellant shall have made application
for rehearing as herein provided, and when such applica-;
tion shall have been made, no ground not set forth therein
shall be urged, relied on, or given any consideration by the
court, unless the court for good cause shown shall allow
the appellant to specify additional grounds.
Section 65-a. Action on Motion. Upon the filing of such
motion for rehearing the board of adjustment or the legis-
lative body of a city shall within ten days either grant or
deny the same, or suspend the order or decision complained
of pending further consideration and any order of suspen-
sion may be upon such terms and conditions as the board
of adjustment or legislative body of a city may prescribe.
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In case the motion for a rehearing is against a decision
of the legislative body of a town, and if the selectmen, as
provided in section 64, shall have called a special town
meeting within 25 days from the receipt of application for
such rehearing, the town shall grant or deny the same or
suspend the order or decision complained of pending fur-
ther consideration and any order of suspension may be
upon such terms and conditions as the town may prescribe.
Section 65-b. Appeal. Within thirty days after the
application for a rehearing is denied, or, if the application
is granted, then within thirty days after the decision on
such rehearing the applicant may appeal by petition to
the superior court.
Section 65-c. Burden of Proof. Upon the hearing the
burden of proof shall be upon the party seeking to set
aside any order or decision of the board of adjustment or
legislative body to show that the same is unreasonable or
unlawful, and all findings of the board of adjustment or
legislative body of such municipality upon all questions
of fact properly before it shall be deemed to be prima
facie lawful and reasonable; and the order or decision
appealed from shall not be set aside or vacated, except for
errors of law, unless the court is persuaded, by the bal-
ance of probabilities, on the evidence before it, that said
order or decision is unjust or unreasonable.
Section 65-d. Parties. Any person whose rights may
be directly affected by said appeal may appear and become
a party, or the court may order such persons to be joined
as parties as justice may require.
Section 65-e. Procedure. Upon the filing of an appeal,
the clerk of the court shall issue an order of notice re-
quiring a certified copy of the record in the matter ap-
pealed from to be filed with the court.
Section 65-f. Injunction. The filing of an appeal shall
not stay proceedings upon the decision appealed from,
but the court on application and notice, on good cause
shown, may grant a restraining order.
Section 65-g. Evidence, How Considered. All evidence
transferred by the board of adjustment or legislative body
of such municipality shall be, and all additional evidence
received may be considered by the court regardless of
any technical rule which might have rendered the same
inadmissible if originally offered in the trial of an action
at law.
Section 65-h. Judgment. The final judgment upon every
appeal shall be a decree dismissing the appeal, or vacating
the order complained of in whole or in part, as the case
may be; but in case such order is wholly or partly vacated
the court may also, in its discretion, remand the matter to
the board of adjustment or legislative body of such mu-
nicipality for such further proceedings, not inconsistent
with the decree, as justice may require.
- Section 66. Appeals to Court: Certifying Record. An
order of court to send up the record may be complied with
by filing either the original papers or duly certified copies
thereof, or of such portions thereof as the order may
specify, together with a certified statement of such other
facts as show the grounds of the action appealed from.
Section 67. Appeals' to Court: Hearing, etc. The court
may take evidence or appoint a referee to take such evi-
dence as it may direct and report the same with his find-
ings of fact and conclusions of law.
Section 68. Appeals to Court: Costs. Costs shall not be
allowed against the board unless it shall appear to the
court that it acted with gross negligence, or in bad faith,
or with malice in making the decision appealed from.
Section 69. Speedy Hearing. All proceedings under
this subdivision shall be entitled to a speedy hearing.
Section 70. Remedies for Violations. In case any build-
Ing or structure is erected, constructed, reconstructed, al-
tered repaired, converted, or maintained or any building,
structure, or land is used in violation hereof or of any
ordinance or other regulation made under authority con-
ferred hereby, the proper local authorities of the muni-
cipality, in addition to other remedies, may institute any
appropriate action or proceedings to prevent such un-
lawful action to restrain, correct, or abate such viola-
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tion, to prevent the occupancy of the building, structure
or land, or any illegal act or use in or about such premises.
Section 71. Conflicting Provisions. Whenever the regu-
lations made under the authority hereof differ from those
prescribed by any statute, ordinance, or other regulation,
that provision which imposes the greater restriction or
the higher standard shall govern.
AIRPORT ZONING ACT
Chapter 51, Sections 78-87, Revised Laws of New Hamp-
shire, 1942. As amended by Chapter 53, Laws of 1949.
78. Definitions. As used in this subdivision unless the
context otherwise requires:
I. "Airport" means any area of land or water designed
for the landing and taking-off of aircraft and utilized
or to be utilized by the public as a point of arrival or
departure by air.
IT. "Airport hazard" means any structure or tree
which obstructs the aerial approaches of a publicly-owned
airport.
III. An airport is "publicly-owned" if the portion there-
of used for the landing and taking-off of aircraft is owned
by a governmental body, political subdivision, public
agency, or other public corporation.
IV. "Director" means the New Hampshire aeronautics
commission.
V. "Person" means any individual, firm, co-partnership,
corporation, company, association, jdint stock association
or body politic, and includes any trustee, receiver, as-
signee. or other similar representative thereof.
VI. "Structure" means any object constructed or in-
stalled by man, including such objects although regulated
or licensed by other provisions of law.
VII. "Tree" means any object of natural growth.
79. Airport Hazards not in Public Interest. It is hereby
found and declared that an airport hazard endangers the
lives and property of users of the airport and of occu-
rants of land in its vicinity, and also if of the obstruction
ype in effect reduces the size of the area available for
the ianding, taking-off and maneuvering of aircraft, thus
tending to destroy or impair the utility of the airport and
the public investment therein, and is therefore not in the.
interest of the public health, public safety, or general
welfare.
80. Preparation of Airport-Approach Plans. The direc-
tor is hereby empowered and directed to formulate and
adopt, and from time to time as may be necessary revise,
an airport-approach plan for each publicly-owned airport
in the state. Each such plan shall indicate the circum-
stances in which structures and trees are or would be air-
port hazards, the area within which measures for the pro-
tection of the airport's aerial approaches should be taken,
and what the height limits and other objectives of such
measures should be. In adopting or revising any such plan,
the director shall consider, among other things, the char-
acter of the flying operations expected to be conducted
at the airport, the nature of the terrain, the height of
existing structures and trees above the level of the airport,
and the practicability of lowering or removing existing
obstructions, and all other material matters, and the
director may obtain and consider the views of the agency
of the federal government charged with the fostering of
civil aeronautics, as to the aerial approaches necessary to
safe flying operations at the airport.
80-a. Privately-owned Airports. The director is hereby
empowered and directed to formulate and adopt, and
from time to time as may be necessary revise, an airport
approach plan for such airports as are privately owned
but which have been licensed for commercial operation,
have facilities available for public use and are necessary
in the opinion of the director for the maintenance of an
effective airway system in the state. Every privately-
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owned airport so designated by the director is hereby
declared to be eligible for zoning protection and for the
purposes hereof shall be deemed to be a publicly-owned
airport for the purposes of airport zoning, as provided in
sections 78 to 87, inclusive.
81. Adoption of Airport Zoning Regulations.
I. Every town having within its territorial limits an
area within which, according to an airport-approach plan
adopted by the director, measures should be taken for the
protection of air ort approaches, shall adopt, administer,
and enforce, under the police power and in the manner
and upon the conditions hereinafter prescribed, airport
zoning regulations applicable to such area, which regula-
tions shall divide the area into zones, and, within such
zones, specify the land uses permitted, and regulate and
restrict the height to which structures and trees may be
erected or allowed to grow, as may be necessary to effec-
tuate the director's approach plan for the airport.
II. In the event that a town has adopted, or hereafter
adopts, a general zoning ordinance regulating, among
other things, the height of buildings, any airport zoning
regulations adopted for the same area or portion thereof
under this subdivision, may be incorporated in and made a
part of such general zoning regulations, and be admin-
istered and enforced in connection therewith, but such
general zoning regulations shall not limit the effectiveness
or scope of the regulations adopted hereunder.
m. Any zoning or other regulations applicable to any
area within which, according to an airport-approach plan
ado pted by the director, measures should be taken for the
protection of airport approaches, including not only any
airport zoning regulations adopted under this subdivision
but any zoning or other regulations dealing with the same
or similar matters, that have been or may be adopted
under authority other than that conferred by this sub-
division, shall be consistent with, and conform to, the
director's approach plan for such area, and shall be
amended from time to time as may be necessary to con-
form to any revision of the plan that may be made by-the
director.
IV. All airport zoning regulations adopted hereunder
shall be reasonable, and none shall require the removal,
lowering, or other change or alteration of any structure
or tree not conforming to the regulations when adopted
or amended, or otherwise interfere with the continuance of
any non-conforming use, except as provided in paragraph
I of section 82.
V. If any city or town fails to adopt within a reasonable
time airport zoning regulations the director may, for the
protection of the public safety, adopt and from time to
time as may be necessary amend or repeal such regula-
tions for such city or town until airport zoning regulations
herein provided for are adopted by such city or town.
82. PERMITS AND VARIANCES
I. Permits. Where advisable to facilitate the enforce-
ment of zoning regulations adopted pursuant to this sub-
division, a system may be established for granting permits
to establish or construct new structures and other uses and
to replace existing structures and other uses or make sub-
stantial changes therein or substantial repairs thereof. In
any event, before any non-conforming structure or tree
may be replaced, substantially altered or repaired, rebuilt,
allowed to grow higher, or replanted, a permit must be
secured from the administrative agency authorized to
administer and enforce the regulations, authorizing such
replacement, change or repair. No such permit shall be
granted that would allow the structure or tree in question
to be made higher or become a greater hazard to air navi-
gation than it was when the applicable regulation was
adopted; and whenever the administrative agency deter-
mines that a non-conforming structure or tree has been
abandoned or more than eighty per cent torn down, de-
stroyed, deteriorated, or decayed: (a) no permit shall be
granted that would allow said structure or tree to exceed
the applicable height limit or otherwise deviate from the
zoning regulations but a permit shall be issued as of right
if the structure as erected or altered is in conformance
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with the regulations or will not constitute a greater hazard
than the structure that is replaced or altered; and (b)
whether application is made for a permit under this para-
graph or not, the said agency may by appropriate action
compel the owner of the non-conforming structure or tree
to lower, remove, reconstruct, or equip such object as may
be necessary to conform to the regulations. Except as
indicated, all applications for permits for replacement,
change or repair of non-conforming uses shall be granted.
II. Variances. Any person desiring to erect any struc-
ture, or increase the height of any structure, or permit the
growth of any tree, or otherwise use his property, in viola-
tion of airport zoning regulations adopted hereunder, may
apply to the board of appeals, as provided herein, for a
variance from the zoning regulations in question. Such
variances shall be allowed where a literal application or
enforcement of the regulations would result in practical
difficulty or unnecessary hardship and the relief granted
would not be contrary to the public interest but do sub-
stantial justice and be in accordance with the spirit of
the regulations.
III. Obstruction Marking and Lighting. In granting
any permit or variance under this section, the administra-
tive agency or board of appeals may, if it deems such
action advisable to effectuate the purposes hereof and
reasonable in the circumstances, so condition such per-
mit or variance as to require the owner of the structure
or tree in question to permit the political subdivision, at its
own expense, to install, operate, and maintain suitable
obstruction markers and obstruction lights thereon.
83. PROCEDURE.
I. Adoption of Zoning Regulations. No airport zoning
regulations shall be adopted, amended, or changed here-
under except by action of the legislative body of the town
in question, after a public hearing in relation thereto, at
which parties in interest and citizens shall have an oppor-
tunity to be heard. At least fifteen days' notice of the
hearing shall be published in an official paper, or a paper
of general circulation, in the political subdivision.
II. Administration of Zoning Regulation; Administra-
tive Agency. The legislative body of any town adopting
airport zoning regulations hereunder may delegate the
duty of administering and enforcing such regulations to
any administrative agency under its jurisdiction, but such
administrative agency shall not be or include any member
of the board of appeals. The duties of such administrative
agency shall include that of hearing and deciding all per-
mits under paragraph I of section 82, but such agency
shall not have or exercise any of the powers delegated to
the board of appeals.
III. Board of A ppeals. Airport zoning regulations adop-
ted hereunder shall provide for appointment of a board of
appeals to have and exercise the following powers.
(a). To hear and decide appeals from any order, require-
ment, decision, or determination made by the administra-
tive agency in the enforcement of this subdivision or of
any ordinance adopted pursuant thereto;
(b) To hear and decide special exceptions to the terms
of the ordinance upon which such board may be required
to pass under such ordinance;
(c) To hear and decide specific variances under para-
graph II of section 82.
Where a zoning board of adjustment already exists, it
may be appointed as the board of appeals. Otherwise, the
board of appeals shall consist of five members, each to be
appointed for a term of three years and to be removable
for cause by the appointing authority upon written
charges and after public hearing. -
84. Applications of Laws. The powers and duties of the
board of adjustment as set forth in sections 58 to 68, inclu-
sive, of this chapter, shall apply to the board of appeals
hereunder and the procedure for appeals as set forth in
said sections shall be applicable to appeals under the pro-
visions hereof.
85. Enforcement and Remedies. Each violation of this
subdivision or of any regulation, order, or ruling promul-
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gated or made pursuant thereto shall constitute a misde-
meanor and shall be punishable by a fine of not more than
twenty-five dollars or imprisonment for not more than
sixty days or by both such fine and imprisonment, and
each day a violation continues to exist shall constitute a
separate offense. In addition, either the town within which
the property is located or the director may institute in any
court of competent jurisdiction an action to prevent, re-
strain, correct or abate any violation hereof, or of airport
zoning regulations adopted hereunder, or of any order or
ruling made in connection with their administration or
enforcement, and the court shall adjudge to the plaintiff
such relief by way of injunction (which may be manda-
tory) or otherwise, as may be proper under all the facts
and circumstances of the case, in order fully to effectuate
the purpose of this subdivision and of the regulations
adopted and orders and rulings made pursuant thereto.
86. Acquisition of Air Rights. In any case in which:
(1) it is desired to remove, lower, or otherwise terminate
a non-conforming use; or (2) the approach protection nec-
essary according to the director's airport-approach plan
cannot, because of constitutional limitations, be provided
by airport zoning regulations hereunder; or (3) it appears
advisable that the necessary approach protection be pro-
vided by acquisition of property rights rather than by
airport zoning regulations, the town within which the
property or non-conforming use is located, the town own-
ing the airport or served by it, or the governor and council,
upon recommendation of the director, may acquire, by
purchase, grant, or condemnation in the manner provided
by law by which towns or the governor and council are
authorized to acquire real property for public purposes,
such an air right, easement, or other estate or interest in
the property or non-conforming use in question, and so
may acquire a substitute property, structure and easement
and convey the same to anyone whose structures, ease-
ments and property are or may be a non-conforming use,
as may be necessary to effectuate the purposes hereof.
87. Severability. If any provision of this subdivision or
the application thereof to any person or circumstances is
held invalid, such invalidity shall not affect other provi-
sions or applications hereof which can be given effect with-
out the invalid provision or application, and to this end the
provisions of this subdivision are declared to be severable.
MUNICIPAL BUDGET ACT
Chapter 52, Sections 1-6 Revised Laws of New Hamp-
shire, 1942. Amended, Chapters 80, 159, Laws
of New Hampshire, 1943.
1. Adoption. On petition of ten legal voters in any
town, the selectmen of that town shall insert in the war-
rant for the annual town meeting the following article:
"To see if the town will vote to adopt the provisions of the
Municipal Budget Law." If the majority of those present
and voting at said meeting vote by ballot for its adoption,
the law shall remain in force until rescinded by a majority
vote at a regular town meeting.
2. Budget Committee. The budget committee shall con-
sist of three, six, nine or twelve members at large as the
meeting adopting the provisions hereof shall by vote deter-
mine and one member chosen by the school board of each
school district in said town and one member of the board
of. selectmen to be designated by said board. The members
at large may either be appointed by the moderator or
elected by the town meeting as said meeting may by vote
determine. The majority of the members at large shall be
p roperty taxpayers. If said members at large are selected
by election it shall be by a majority vote by ballot or accla-
mation of those present and voting. Where said members
at large are appointive such appointment shall be made
within thirty days after the adoption of this law by the
town meeting. One third of the members at large so elec-
ted or appointed shall hold office for one year, one third
for two years, and one third for three years and until their
successors are elected and qualified. Vacancies shall be
filled in accordance with the vote of the town. The mem-
bers selected by the school board and the selectmen shall
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hold office for one year and until their successors are elec-
ted and qualified.
3. Preparation of Budget. It shall be the duty of the
budget committee to prepare a budget according to forms
prescribed by the tax commission for town and school ex-
penditures, and for this purpose to hold public hearings,
notice of which shall be given at least seven days in ad-
vance. The budget committee shall consult the selectmen,
school board, and other town officers and departments as
to the costs of government, revenue anticipated, and ser-
vices performed, and it shall be the duty of any town or
school officer or employee to furnish information required
by said committee. It shall also be the duty of all boards
of selectmen and of school boards to prepare and submit
to the budget committee of the town an itemized statement
of expected receipts and expenditures for the ensuing year
at such time as said budget committee shall fix. When
completed the budget shall be printed in the town report or
separately and distributed or published in some newspaper
printed or circulated in said town at least one week before
he town or school meeting. If any town, having adopted
the provisions hereof, shall fail to elect or appoint a bud-
get committee, the selectmen shall perform the duties
of said committee.
4. Limitation. So long as the provisions of this chapter
shall remain in force in any town the total amount appro-
priated at any annual meeting shall not exceed by more
than ten percent the total amount specified in the budget
for said meeting, and no appropriation shall be made for
any purpose not included in said budget, provided, how-
ever, that the budget committee may also submit, without
approval items which they do not wish to recommend but
which they believe the voters should be allowed to con-
sider and act upon, either favorably or unfavorably. Money
may be raised and appropriated for such items, but not to
an amount which would increase the total appropriations,
as recommended by the budget committee, by more than
the ten percent allowed hereunder.
5. Exceeding Appropriations. In towns adopting the
provisions of this chapter, no board of selectmen, school
oard, or other spending agency shall pay or agree to
pay any money or incur any liability involving the ex-
penditure of money for any purpose for which an appro-
priation has not been made, or in excess of any appro-
priation or allotment made to it except for the purpose
of paying judgments rendered against a town or school
district, provided, however, that in case of sudden and un-
expected emergency the selectmen may on application to
the tax commission and the school board on application
to the state board of education after hearing be given a
certificate of emergency authorizing them to make such
expenditure or incur such liability; provided, further, that
in cases arising during the year following a town meeting
where changes occur which make it unnecessary to use
the amount appropriated for a specific purpose, an unex-
pended balance may be transferred by boards of selectmen
or school boards from one appropriation to another, pro-
vided the total amount expended for all purposes does
not exceed the total amount appropriated at town or
school meetings for all purposes.
5-a. Authority of Budget Committee. In any town
which has adopted the provisions of the municipal budget
law. in addition to its other duties hereunder, the budget
committee shall prepare a budget for any village district
or precinct wholly within the boundaries of said town. The
limitations upon town appropriations, provided by this
chapter, shall apply to appropriations for said districts or
precincts and the commissioners of any such district or
precinct shall be subject to the provisions of this chapter
as other spending agencies of said town. In case of sudden
and unexpected emergency the commissioners may apply
to the tax commission for a certificate of emergency, as
selectmen may do in the case of a town.
6. Penalty. Any person or persons violating the pro-
visions of the preceding section shall be subject to re-
moval from office on proper petition brought before the
superior court. Such petition shall take precedence of
other actions pending in said court, and shall be heard
and decided as speedily as possible.
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COMMUNITIES IN NEW HAMPSHIRE WITH ACTIVE
PLANNING BOARD OR WHICH HAVE ADOPTED
ZONING ORDINANCE AS OF NOVEMBER 1949
Town Planning Board Zoning Ordinance
Amherst ............
Atkinson ............
Berlin ...............
Bethlehem ...........
Bradford .............
Concord .............
Derry ..............
Dover .............
Durham .............
Enfield .............
*Fitzwilliam. .........
Franconia ..........
Fremont ...........
Gilford .............
Goffstown ..........
Greenfield ..........
Greenland ...........
Hampstead .........
Hampton ...........
**Hampton Beach ....
Hanover .............
**Hanover Village Pre-
cinct ............ -
Hill .................
Hollis ..............
Hudson ............
Jaffrey ..............
Keene .............
Laconia .............
**Lancaster .........
Lebanon ............
**Little Boars Head..
Littleton ............
Madbury ...........-
Madison .............
Manchester ..........
**Meredith ..........
Milford .............
Monroe ............
Nashua .............
Newbury ...........
New Boston .. .......
New London .........
Newport ............
North Hampton ......
Peterborough .......
Plaistow ...........
Portsmouth .........
Rindge .............
Rochester ...........
**Rye (Rye Beach
District) ..........
Seabrook ............
Stratham ...........
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X and
Building Code
X
X
X
X
-X
X
X
X
Building Ordinance
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
Walpole ........... X
Warner .......... .... X X
Washington ......... X
Wentworth .......... X
Wilton ............... X
Winchester .......... X
Windham..............X
Wolfeboro ............ X X
*Not an official town planning board.
**Created by Village District or Special Precinct by special
legislative act.
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